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INTRODUCTION 


This document, consisting of Sections 1000 - 3000, constitutes the General 
Plan of the City of Belmont, California. This plan is a long range, 
general, comprehensive guide to the future development of the City and 
lands outside its boundaries which are related to its planning. ihe 
describes the desired character and quality of the community, sets forth 
the goals of the City, and states the policies that City government will 
follow to achieve these goals. 


This plan is long range, indicating the changes desired and anticipated in 
the next 15 to 20 years. It is intended to guide the day-to-day decisions 
that City government, other public agencies, and private parties will make 
affecting the character of the community. Some parts of the plan need to 
be executed soon; others cannot be realized until later in the planning 
period. 


This plan is general. It delineates general use categories based on common 
environmental and functional characteristics. It does not establish 
precise locations for land uses and circulation, nor does it set forth 
specific development schemes for individual properties. The plan estab- 
lishes the context within which private and public property is to be used. 
The degree of precision in the plan is that needed to determine major 
relationships within the area and between the area and the rest of San 
Mateo County. 


This plan is comprehensive because it deals with the full range of land 
uses, services and facilities that affect the character and functioning of 
the community. Space has been allotted for all presently foreseen uses of 
land needed within the Planning Area to achieve the goals of the residents. 
These land uses and necessary circulation facilities are interrelated to 
form a balanced whole. The plan focuses on the physical environment of the 
community, recognizing that the character of this environment strongly 
influences and is influenced by economic and social conditions. 


This plan has been designed to provide space and facilities for the next 15 
to 20 years to serve a population of 27,000 to 28,000 in the City. 
Residential densities and distributions have been determined based on 
established land use patterns, natural opportunities and constraints and 
identified community values. Residential densities in each neighborhood 
have been balanced with planned transportation and service capacities. 


BACKGROUND AND PUBLIC PARTICIPATION 


This plan is based on general studies of natural conditions, land use, 
population growth and characteristics, trends in economic activities, 
traffic, governmental services and service areas, public facilities and 
related matters. Much of the information used as the basis for this plan 
is general. As more detailed data become available, some plan proposals 
may have to be modified or new proposals developed. 


The policies and proposals in this plan were derived from existing in- 
formation and previously identified community goals. The key sources for 
this plan were the currently adopted General Plan elements, a draft 
revision of the General Plan completed by Martin-Carpenter & Associates in 
1979 and a revision of the 1979 draft plan compiled by the General Plan 
Review Committee during 1980. Most information concerning existing land 
use, public facilities and services, natural features, circulation, noise 
levels, and historic buildings was obtained from the Martin-Carpenter 1979 
draft plan. The goals and policies were derived primarily from the work of 
the General Plan Review Committee. 


Belmont citizens have been directly involved in the General Plan revision 
effort since its inception in 1979. The City Council appointed a citizens 
Advisory Committee composed of representatives of the Planning Commission, 
Board of Design, Recreation and Parks Commission and Finance Commission to 
oversee the revision process. The Planning Commission appointed the 
General Plan Review Committee, composed of Belmont residents, to review 
and revise the Martin-Carpenter 1979 draft plan. Public hearings and other 
opportunities for citizen participation were scheduled throughout the plan 
revision and adoption process. The plan, as adopted, reflects the 
expressed views of the residents of Belmont. 


STATE MANDATED ELEMENTS 


The plan has been prepared pursuant to the state law governing local 
planning as found in Chapter 3, Title 7 of the California Government Code 
and in general conformance with the General Plan Guidelines issued by the 
Office of Planning and Research on September 10, 1980. State law requires 
the General Plan to include nine elements. In this plan, the required 
elements are consolidated into two parts and six elements as follows: 


Belmont General Plan Elements State Required Elements 
Elements of the Land Use Pattern 


Land Use - Open Space Land Use Element 
Open Space Element 


Circulation Circulation Element 
Scenic Highways Element 


Elements of Community Quality 


Housing Housing Element 
Noise Noise Element 
Seismic Safety - Safety Seismic Safety Element 


Safety Element 


Conservation Conservation Element 


a1 


ORGANI ZATION 


The Belmont General Plan provides an internally consistent set of policy 
statements to guide the growth and development Of athe City. Part l 
includes a general description of the character and growth of the Planning 
Area and the goals pertaining to the entire Planning Area. Parts 2 and 3 
describe more specific goals and policies significant to the future land 
use pattern and quality of life in the Planning Area. Part 4, the General 
Plan Diagram, graphically illustrates many of the policies contained in 
Parts 2 and 3. It shows the general location and extent of land use areas, 
facilities and other features of the Planning Area. 


Appendix A is a list of actions to implement plan proposals. This is a 
general guide to strategies for implementing plan proposals and, in order 
to maintain flexibility in choice of specific programs and strategies, the 
list is not adopted as part of the General Plan. The initial study of the 
environmental impacts of adopting the General Plan and the Negative 
Declaration are included as Appendix B. 


By and large, policy statements are not repeated in the plan. Thus, to find 
all the policy statements relevant to a particular subject, the user may 
need to refer to several parts of the plan. In all instances, detailed 
policies with respect toa specific topic take precedence over more general 
policies. Also, amendments to the plan supersede policies which are 
inconsistent with the amendments. In case of conflicting provisions, the 
provision providing the greatest protection to the residential character 
of Belmont shall prevail. The diagram, together with the goals, policies 
and descriptions set forth in the text, provides a guide to establishing 
zoning districts and delineating areas subject to specific implementing 
programs. Information more specific than that used to formulate the 
General Plan will be needed, in some cases, to develop regulations and 
programs to implement the plan. 


The following words are used throughout this plan to indicate whether a 

particular provision is mandatory, advisory, or permissive: 

(a). "Must". “shall sjors twill? identifies a provision which is mandatory. 

(b) "Should" identifies a provision that is advisory. In the absence of 
compelling, countervailing considerations, it is adhered to. Provi- 
sions identified by "should" can be applied with more flexibility 
than those identified by "must", "shall" or "will". 

(c) "May" identifies a permissive provision. Considerable discretion can 
be used in applying it to specific issues. 


REVISIONS 


The General Plan should be reviewed annually to ensure that it remains 
responsive to changing conditions and new information and continues to 
provide a realistic guide for physical development in accord with the goals 
of the citizens. The plan should be thoroughly reviewed and updated at 
least every five years, so that it continues to provide a long range guide. 
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RELATIONSHIP TO OTHER PLANS 


The General Plan is based on review and updating of previously adopted 
plans. With its adoption, this plan supersedes the following: 


Element 


Land Use Element 

Circulation Element 

Housing Element 

Open Space/Conservation Element 
Noise Element 

Seismic Safety Element 

Safety Element 

Scenic Highways Element 


Date Adopted 


November 27, 1972 
June 26, 1972 

June 14, 1971 

November 27, 1972 
September 8, 1975 
September 8, 1975 
September 8, 1975 
September 8, 1975 


Central District Element 
East Belmont Plan 
Western Hills Plan 


May 24, 1971 
June 23, 1969 
November 22, 1971 


The plan establishes the context for carrying out the provisions of the 
Belmont Sanitary Sewer and Storm Drain Master Plan, adopted in May 1980, 
and the Los Costanos Community Development Plan, adopted in November 1981. 
The Lower Ralston Area Specific Plan, adopted by the City Council in 
February 1979, remains in effect except where the General Plan policies are 
more restrictive. 


CONSISTENCY OF REGULATIONS, PROGRAMS AND PROJECTS 


The General Plan is a statement of governing policy; Te eis not 7a «City 
regulation. The plan will be put into effect through the enactment and 
administration of regulations, adoption of specific plans, and pursuit of 
programs based on this plan. The most important regulations are the 
zoning, subdivision, and grading ordinances. The regulations in force at 
the time this General Plan is adopted will be reviewed to make sure they are 
consistent with this plan as required by state law. If inconsistencies or 
inadequacies are found, the regulations will be modified. Public and 
private development projects also must be consistent with the General 
Plan. 
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Part 1 —- This is Belmont 


PART 1 - THIS IS BELMONT 


The City of Belmont in San Mateo County, California lies midway between San 
Francisco and Palo Alto where San Francisco Bay curves westward and the 
coastal mountains rise abruptly to the west. It is one of a chain of cities 
stretching along the San Francisco Peninsula from the Golden Gate to the 
Santa Clara Valley. The regional setting of Belmont is shown in Figure l. 


Belmont covers 4.3 square miles of land with elevation ranging from sea 
level along the flat Bay plain to 800 feet in the eastern foothills of the 
Santa Cruz Mountains. As shown in Figure 2, it is bounded by the City of 
San Mateo on the north, Redwood City on the east, San Carlos on the south 
and San Francisco watershed lands on the west. The hillside areas are 
steep and wooded and marked by deep canyons cut by Belmont and East Laurel 
Creeks. The climate is mild; warmer than to the north and cooler and 
windier than to the south. 


Belmont is a relatively small city of about 24,500 people.* Although it 
contains a mixture of land uses, its predominant character is suburban with 
almost two-thirds of its developed land in residential use and the majority 
of households supported by employment outside of the City. Major 
transportation service to the City is provided by the Southern Pacific 
Railroad, U.S. Route 101, Interstate Route 280 and State Route 92 (Figure 
2G es 


HISTORIC GROWTH 


Early development of the community occurred near the intersection of Old 
County Road and Ralston Avenue adjacent to the Southern Pacific Railroad 
line. The community grew westward into the Belmont Creek Canyon. In the 
late 1920's developers subdivided most of the area north of Ralston Avenue 
establishing the existing pattern of small single family lots. However, 
few houses were built until the 1940's and 1950's during the population 
boom of the war and post-war period. 


Table 1 shows Belmont's growth in population from 1930 to 1980. Most of the 
growth took place between 1940 and 1970 with very little population growth 
in the 1970's as the community approached full development of land. 


Table 1 
Population Growth in Belmont 
1930-1980 
Percent 

Year Population Increase Increase 
1930 984 --- --- 
1940 229 245 24.9 
1950 57067 4,338 8530 
1960 15,996 10,429 a6 c 
1970 23,667 EON el 48.0 
1980 24,505 838 355 


Source: U.S. Census 


* Source: 1980 U.S. Census 
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Figure 1. Regional Location of Belmont 
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Figure 2. Belmont's Local Setting ik eee 


PLANNING AREA AND NEIGHBORHOODS 


The Belmont Planning Area includes all land presently within the City 
limits, all land within the sphere of influence as established by the San 
Mateo County Local Agency Formation Commission, and two unincorporated 
parcels--a triangle formed by Ralston Avenue, State Route 92 and Adelaide 
Way not presently in any city's shpere of influence and a parcel between 
Carlmont High School and Cranfield Avenue in the sphere of influence of the 
City of San Carlos. The Planning Area includes all land that is now, or 
expected in the future, to be under the planning jurisdiction of the City 
of Belmont. Figure 3 shows the present City limits, sphere of influence 
and planning area boundaries. 


The Belmont Planning Area is divided into fourteen neighborhoods each with 
common characteristics, development patterns and planning issues. Neigh- 
borhood boundaries are shown in Figure 4. Table 2 summarizes the general 
land uses of each neighborhood. 


FUNCTIONAL ORGANIZATION OF THE PLANNING AREA 


The land use, open space and circulation policies of the plan define the 
functional organization of the planning area. Because most land in the 
planning area is already developed, the policies strongly reflect the 
existing land use and circulation system. In areas where future changes 
are called for, the proposals recognize limitations to development imposed 
by Belmont's natural environment, ability to provide urban services and 
desire to preserve the residential character of the community. 


U.S. Route 101, State Route 92, Interstate 280 and the Southern Pacific 
Railroad are, and will continue to be, the key transportation facilities 
linking Belmont to the region. Major changes in capacity, alignment or 
function of these transportation facilities are not envisioned within the 
next 15 to 20 years. Potential changes in the level and quality of 
passenger service on the Southern Pacific line are not expected to 
significantly affect basic land use-transportation relationships. 


Ralston Avenue, El Camino Real, a portion of Old County Road and Alameda de 
las Pulgas will continue to be the main circulation arteries within the 
Planning Area. The plan proposes measures to reduce on street parking and 
to improve traffic flow through some intersections, however, the streets 
presently have sufficient capacity to carry the anticipated traffic volume 
without major widening or realignment. 


Significant changes in land use are proposed for three areas of Belmont-- 
the San Juan area, Western Hills and East Belmont. In the San Juan area, 
the plan calls for additional study of the development potential of the 
vacant subdivided and unsubdivided land parcels. Natural and manmade 
opportunities and constraints will be thoroughly evaluated to determine 
where new residential development can best be accommodated. Residential 
development may occur in clusters leaving significant amounts of the 
vacant land in permanent open space. 
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Ne Figure 4. Belmont's Neighborhoods 


Source: Martin-Carpenter, 1979 


Table 2 - Generalized Existing Land Uses by Neighborhood 


Est. 19803* 

Neighborhood Population Land Uses 

Skymont 481 Low density residential, open space 

Plateau 820 Low density residential, open space 

Cipriani 4,489 Low density residential, commercial, 
office, school 

Country Club 3,214 Low density residential, school, com- 
mercial 

Central 3,546 Low to high density residential, schools, 
commercial : 

Sterling Downs 2,945 Low to high density residential, school, 
park, commercial, industrial 

Homeview 820 Low density residential, park, industrial 

Hallmark 1,946 Low density residential, park, school 

Western Hills 439 Low density residential, open space, park, 
school, office 

Carlmont 2,051 Low to high density residential, open space, 
park, school, office 

Chula Vista 1,208 Low density residential, school, commercial 

Sunnyslope Lp Dee Low to medium density residential, open space, 
commercial, hospital 

East Belmont --- Park, commercial, recreation 

Harbor Industrial --- Industrial, commercial 

24,500 


* Population estimates from Martin-Carpenter, 1979, reduced 6.95% to adjust 
for total 1980 population reported in 1980 U.S. Census 


Regarding vacant properties in the Western Hills, the plan recognizes 
existing agreements designating land for open space and residential uses 
but calls for review of the type and location of housing development to 
minimize grading and visual impact and to ensure stable building sites. 


Mixed use development is identified for the area east of U.S. 101 and north 
of Marine World Parkway. Residential, commercial, office and recreational 
uses are to be integrated in a development plan which enhances the Bayside 
environment, provides access to the Bay along Belmont Slough and comple- 
ments adjacent development in Foster City and Redwood City. 


Except for potential new development in these three areas, the plan 
preserves the basic land use pattern of the community. Commercial and 
medium to high density residential development is concentrated along the 
Ralston Avenue and El Camino-Old County Road corridors. Low density 
residential development, public facilities and open space are the dominant 
land uses west of El Camino Real and industrial uses are concentrated in 
the unincorporated Harbor Industrial District east of El Camino. Sub- 
stantial portions of the Western Hills and steep areas within the San Juan 
area remain in open space uses, highlighting the striking topography and 
scenic beauty of Belmont. 


GENERAL COMMUNITY GOALS AND POLICIES 


The General Plan is based on a set of goals and policies which express the 
desires of Belmont's residents concerning the future character and 
development of their city. The goals and policies of the plan elements are 
an elaboration and application to specific subjects or areas of these 
overall community goals and policies. 


Goals 


i To assure that Belmont will be a balanced community with residences, 
schools, business, industry and space and facilities for social, 
recreational and cultural activities in keeping with the present 
character of the City. 


Ze To preserve and enhance the attractive, family-oriented and tranquil 
quality of Belmont's residential neighborhoods. 


Se To preserve significant open spaces, trees, views, waterways, wild- 
life habitats, and other features of the natural environment. 


4. To maintain and enhance the appearance of the City through con- 
trolling the location, timing, design and landscaping of new devel- 
opment and encouraging renovation of older areas. 


ST To encourage economic development within designated areas of the 
community to provide jobs, services and convenience goods and to 
strengthen local sources of revenues. 


6. To provide public services efficiently and at a level adequate to 
serve an ultimate population of about 28,000. 
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To guide the timing and location of growth and development to ensure 
the availability of services and protection of sensitive natural 
environments. 


To protect persons and property from unreasonable exposure to natural 
hazards such as floods, fire, unstable ground, erosion and earth- 
quakes. 


To protect and conserve significant community resources such as 
energy, clean air and water and historic or architecturally in- 
teresting buildings. 


To provide for safe and efficient movement of people and goods within 
the community and between the community and other areas of the region 
with a minimum of disruption and adverse environmental effects. 


To annex additional land which is within the sphere of influence or 
planning area only when the expected fiscal benefits of annexation 
exceed the costs. 


Policies 


New development should be of a scale and character compatible with 
Surrounding land uses and Belmont's small city environment. 


Intensity of use of land as measured by such factors as parcel size, 
population density, building coverage, extent of impervious surfaces, 
public service requirements, parking requirements, and traffic move- 
ments should be based on the following general principles: 


a. Intensity of land use should decrease as steepness of terrain 
and distance from major thoroughfares increase. 


Dz The lowest intensities of use should occur on the steep hill- 
sides to limit storm runoff, prevent increased erosion, avoid 
unstable slopes, protect vegetation and watersheds, and maintain 
scenic qualities. 


Ci Intensity of use of individual parcels and buildings should be 
governed by considerations of existing development patterns, 
water and air quality, accessibility, traffic generation, 
parking, noise, fire safety, drainage, natural hazards, resource 
conservation and aesthetics. 


az Intensity of land use should be regulated according to the 
availability of community facilities and services. 


All land uses should conform with the environmental quality and 
safety policies in Part 3 of this plan. 


The following standards shall apply to all new development: 


a. Sewage disposal shall be by sanitary sewers. 


10. 


sh is 


12. 


b. Storm drainage facilities shall be provided. 


Ce Erosion shall be minimized through such measures as_ runoff 
retention and revegetation. 


an Grading and new impervious surfaces shall be kept to the minimum 
necessary to permit development of land in a manner compatible 
with its characteristics and designated use. 


e. Land, water and energy shall be used efficiently. 


E* Structures shall be clustered, where possible, to maximize open 
space and minimize costs of providing public services. 


Sc Safe access to the public road system of the community shall be 
provided. 


he Fire and police protection shall be adequately provided. 
es Slopes exceeding 30 percent shall be avoided whenever possible. 


In the more intensely developed and accessible portions of the City, 
land uses should be varied with creative mixing of businesses, 
professional offices, institutions, and residences. 


Natural features, such as ridgelines, canyons, steep hillsides, 
meadows, streamsides and significant stands of trees, should be 
preserved and protected through planning, conservation practices and, 
where appropriate, the dedication of open space or scenic easements. 


No building permits for new structures shall be issued until or unless 
it has been demonstrated that all necessary public services can be 
provided within the framework of planned capital and operating 
budgets of the service agencies. Costs for services which exclu- 
sively benefit new development should be borne by that development. 


In any development within the Planning Area, geologic conditions 
should be thoroughly evaluated to avoid or mitigate problems of 
unstable land. 


In all new development, significant historical and archaeological 
features should be identified and, as determined appropriate, pro- 
tected or conserved. 


Through traffic should be channeled onto major streets and collectors 
and diverted, to the extent possible, from residential neighborhoods. 


On-street parking should be controlled by requiring provision of off- 
street parking in new developments, constructing additional off- 
street parking spaces, especially in the Central Business District 
and near Old County Road, preventing the conversion of space or uses 
to higher intensities unless adequate off-street parking is provided. 


Incompatible land uses should be separated by landscaped open spaces, 
streets or other forms of buffers. 
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Part 2 -— Elements of the Land Use Pattern 
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PART 2 - ELEMENTS OF THE LAND USE PATTERN 


Part 2 includes the Land Use-Open Space Element providing comprehensive 
land use guidance and the Circulation Element addressing the movement of 
vehicles and people in, around, and through the Planning Area. The spatial 
aspects of the land uses and circulation facilities described in this part 
are shown on the General Plan Diagram, Part 4. Policies related to 
environmental quality, housing, seismic safety and safety are included in 
Part 3. However, they influence the land use and circulation proposals of 
this part of the General Plan. 


LAND USE-OPEN SPACE ELEMENT 


Purpose and Relation to Other Elements 


The Land Use-Open Space Element is the statement of Belmont's goals and 
policies for the future use of land within the Planning Area. It describes 
the location and distribution of land uses including the system of open 
spaces which help to give form and character to the community. Land use 
interrelationships and land use-circulation relationships are also de- 
fined. 


All elements of the plan, to some degree, contain policies which affect 
land use. Each type of land use has basic land area requirements and 
service needs. The distribution of uses is significantly influenced by the 
availability of circulation and access, slope and geologic conditions, the 
presence of natural hazards and resources, noise factors and the desire of 
residents for open space and visually pleasing surroundings. 


The Belmont Planning Area contains about 4.3 square miles or 2,750 acres. 
Table 3 lists the acreage allocated to each land use category within the 


Planning Area and Figure 5 shows the distribution of land uses in 1979. 


Table 3 — LandseusevAllocation,, 1979 


Land Use Acres Percent 
Residential iL p OY) 42.6 
Commercial 163 558) 
Industrial 76 2.8 
Circulation 400 EAS) 
1,808 developed acres 65.8% 
Open Space 154 5 a6 
Park ee 6.4 
Vacant Gua DDO OP 
942 undeveloped acres 34.2% 
Total De YO) 100.0% 


About one-third of Belmont's land area is presently undeveloped. As shown 
in Figure 5, most of this land is in the Western Hills with smaller amounts 
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in the San Juan area and east of U.S. 101. The plan focuses on these areas, 
proposing mechanisms and guidelines for accommodating future development 
in a way that conserves the critical natural features and open character of 
most of the undeveloped lands. The major impact of the plan on land use 
allocation will be to reduce the vacant land acreage and increase the 
acreage allocated to residential and open space uses. 


Land use policies are established for the following major use categories: 
residential, commercial, industrial, public facilities, institutions, 
parks and recreation and open space. Goals and policies related to each 
major land use category are presented in the following sections. 
RESIDENTIAL AREAS 


Goals 


Mes To preserve and, where needed, enhance the present character of 
established residential areas. 


Zs To address the housing needs of traditional families, senior citizens 
and young adults by encouraging a mix in housing type, design and 
COSt. 


ae To encourage location of new multiple family housing in relatively 
flat areas which have good access, service availability and compa- 
tible adjacent uses. 


4. To systematically control the timing and location of new housing 
development to coincide with the availability of public services and 
to protect existing residential neighborhoods and the natural envi- 
ronment. 


Oe To enhance the appearance of new housing development through site 
planning, design, and landscaping. 


6. To ensure that residential development occurs in areas of low risk 
from geologic and hydrologic hazards. 


Policies 


Ls The City shall manage yearly residential growth in order to minimize 
environmental effects, ensure the availability of adequate public 
services and facilities, provide for high quality of development and 
otherwise ensure conformity with the goals and policies of this plan. 


2 A variety of types and densities of residential uses should be 
provided to meet the needs of the different life styles and incomes of 
the people who live in the community. 


a Residential densities should decrease as steepness of terrain in- 
creases as follows: 


2005 


2006 


2007 


a. The highest densities should be located on the flatter portions 
of the community in or near the Central Business District, close 
to local shopping, services, employment, transportation and 
other local facilities. Densities should decrease as _ the 
distance from these facilities increases. 


be The lowest densities should be located on hillsides where it is 
necessary to limit storm runoff, prevent erosion, preserve 
existing vegetation, protect watersheds, avoid potentially 
unstable ground, avoid high fire hazard areas, and maintain the 
scenic qualities of the area. 


In addition to residences, residential areas may contain normal 
accessory uses, recreation facilities and, under appropriate con- 
trols, institutions and facilities such as churches, schools, youth 
and senior centers and nursing homes. 


In high density residential areas dwelling types should be commonwall 
and/or multi-level. Each dwelling unit should have some usable 
private outdoor space, but facilities such as laundry, recreation, 
parking, and garbage storage should be provided for joint use. 


In medium density residential areas the dominant dwelling unit types 
should be single family detached or commonwall. All dwelling units 
shall have usable private outdoor space. For commonwall develop- 
ments, common areas for parking and active recreation should be 
provided. 


In low density residential areas dwelling types should be limited to 
single family detached. However, clustering or grouping of dwelling 
units may be permitted to preserve open space. In no case shall such 
clustering or grouping result in a higher dwelling unit density than 
called for by the standards of the land use district. 


Residential developments of three units or more or on parcels with an 
average slope of 30 percent or more shall be subject to design review 
to ensure compatibility with adjoining uses and adherence to the 
following standards: 


a. Siting, height and bulk of buildings and other improvements 
shall be controlled to minimize disruption of existing views and 


protect the profile of prominent ridgelines. 


b. Drainage ways and natural vegetation, including trees and ground 
cover, should be conserved to the extent possible. 


Cr Exterior materials and colors should blend with the adjoining 
development and the natural environment of the site. 


d. Overall grading and site disruption should be minimized. 
e. Measures shall be taken to control erosion during construction, 


followed by planting to ensure long term erosion control. 
Native plants should be emphasized in new landscaping. 
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£. The amount of impervious surface should be minimized to provide 
for maximum possible on-site water retention. 


g. Houses, accessory buildings and residential roads shall be 
located on stable ground that is free from flood hazards as 
demonstrated by professional evaluation of site conditions. 


Housing in the Central Business District and East Belmont north of 
Marine World Parkway should be located and designed to complement the 
primary commercial/retail function of these areas. 


Vacant low density residential land in the Western Hills neighborhood 
has special opportunities and constraints for development because of 
topography and other land features and relationship to existing 
residential development. Development proposals in this area shall be 
fully evaluated to ensure that the following standards are met: 


a. Housing units should be clustered on stable, accessible sites 
leaving significant portions of the areas in open space. 


b. The intensity and density of development shall be based on such 
factors as land stability, slope, access and availability of 
necessary public services and facilities. 

Cr A variety of clustered housing styles may be permitted ranging 
from single family detached to commonwall groupings. The 
intensity of development and design of units should be compa- 
tible with existing adjacent residential uses. 

Single family residences may be built on scattered residential lots 

that are smaller than the minimum sizes called for by the plan if the 

following conditions have been met: 

a. Access is provided by a public road meeting City standards. 

oF Buildings and driveways can be located on stable ground. 

Cy Adequate public utilities and services can be provided. 

a. Adequate fire safety can be assured. 


e. At least two off-street parking spaces can be provided. 


f Adequate driveway design and access to the public street system 
can be provided. 


Gis Adequate control of storm water runoff including, if necessary 
on-site retention, can be provided. 


he Building height, bulk and setbacks are comparable to those of 
adjacent residential properties. 


is Development will not preclude the reasonable use or development 
of adjacent residential properties. 


Description 


2008 The Land Use-Open Space Element provides for three basic categories of 
residential use varying in housing type and density of development 
expressed as the number of housing units per gross residential acre. These 
categories and their associated zoning districts are: 


Density Applicable* 
Residential Land (Units Per Zoning 
Use Categories Gross Acre) Districts 
Low Density Less R-lE, R-1H, R-1A, 
Medium Density 8 -— 20 R=2, R=3 
High Density 2 — aes) R-4 
2009 In steep and environmentally sensitive lands, density may be reduced, if 


necessary, to protect scenic and open space resources, ensure adequate 
access and services and avoid geologic hazards. Cluster development at no 
more than the designated density is permitted on all residential land and 
shall be required where necessary to meet the policies of this plan. 


/ 2010 In addition to these residential areas, residential land use is also 
permitted, under special permit procedures and specific performance 
standards, in commercial districts as described in other portions of this 
plan. For all categories, the actual permitted number of housing units may 
vary by area depending upon existing land use, natural Site charac- 
teristics, access to major streets and availability of services and 


utilities. 
2011 Low Density Residential. The low density residential designation applies 


to the use of land primarily for single family detached residences. The 
designation also includes clustered townhouse developments where the 
overall housing density does not exceed seven units per gross acre. 
Several subcategories of low density residential land use have been 
created to reflect variations in existing development patterns and natural 
characteristics in the Planning Area. The subcategories and their 
relationship to zoning designations are listed below: 


Land Use Designation zoning* Minimum Net** 
Maximum Density District Lot 
(Units per Gross Acre) Reference Area 

il R-1E 1 acre 

up to 2 R-1H 20;0007sq-. ft. 

up to 3 R-1A 9, 6005sq. ft. 

Bho) tee) 5} R-1B ¢,000 sq. ft. 

Syo) 1) 7/ R-1€ 5,000 sg. £t. 


* These zoning designations, and all other zoning designations included 
in this plan, are provided for reference and may change as actions are 
taken to implement specific proposals in this plan. 

** Net area means the area of a parcel exclusive of lands for public or 
private roads. 


Low density residential use is the predominant form of development in the 
City. New low density residential development will occur almost entirely 
through building on vacant lots in already subdivided single family areas 
and in the Western Hills area. There are approximately 680 vacant single 
family lots in Belmont of which about half are substandard in area or 
width. Almost 80 percent of the lots are in the Plateau and Cipriani 
neighborhoods. Over 400 of the lots are on unimproved roads. Table 4 lists 
vacant low density residential lots by neighborhood as of 1979. 


Table 4 
Low Density Residential Lots 
by Neighborhood 


Standard Lots smaller 
Neighborhood lots than standard Total 
Skymont 22 18 40 
Plateau 87 a), 264 
Cipriani 161 2 282 
Country Club N/A N/A 42 
Central N/A N/A Dat 
Sterling Downs N/A N/A 1 
Homeview 0 0 0 
Sunnyslope N/A N/A 8 
Chula Vista N/A N/A 3 
Carlmont 0 0 0 
Western Hills 3 0 3 
Hallmark ees 216 oe 9: 
TOTAL 276 332 683 


Source: Martin-Carpenter, Existing Land Use Map, Figure 5, 1979 
Martin-Carpenter, Unmerger Criteria Study, 1979 
Martin-Carpenter, Vacant and Substandard Lots Map, 1977 
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Development potential and planning considerations of specific areas 
designated low density residential are described below. 


SAN JUAN CANYON. The San Juan Canyon area contains most of the vacant 
subdivided lots. Figure 6 shows this area and the location of groups of 
vacant lots. Table 5 lists by street the vacant lots, both standard and 
substandard, in this area. As of 1979, there were a total of 463 vacant 
lots, 282 of them classified as substandard in area or width. Of the 463 
lots, 401 were on unimproved roads. Only 20 of the vacant lots were both 
standard and on paved roads. Low density residential development of these 
lots may proceed only when it has been demonstrated that safe development 
can take place consistent with the policies of this plan, and that adequate 
access, utilities, fire service and other essential services are avail- 
able. In no case will development be approved until it has been 
demonstrated that buildings and roads will be on geologically stable 
lands. 


WESTERN HILLS. Approximately 105 acres of unsubdivided land in the Western 
Hills are designated low density residential. This acreage is part of the 
211 acre Carraro property which is included in Planned Developments 531 and 
532 approved concurrently by the City in 1974. The approved concept plan 
for the planned development provides for 308 townhouses on the 105 acres 
with 106 acres of the property dedicated as permanent open space. The 
General Plan Diagram shows 105 acres as low density residential, 96 acres 
aS open space and 10 acres as a park. Within the low density residential 
area, the number, type and location of housing units will be reviewed prior 
to development to ensure conformity with the goals and policies of this 
plan. 


RALSTON AND ADELAIDE. Low density residential development is proposed for 
the 1.7 acre unincorporated parcel at the west end of Ralston Avenue 
adjacent to Adelaide Way. The City should prezone this parcel to permit 
eventual development of a maximum of two single family residences. 
However, such development should only be permitted when it is demonstrated 
that two separate building sites can be created with adequate access, 
protection from roadway noise, and set back from streets and adjoining 
residences. In addition, due to location at a major city entrance and on 
a scenic roadway, landscaping along the roadway frontages should be a 
condition of land development. 


CLUB DRIVE. Three parcels totaling about six acres along Club Drive are 
designated low density residential. The land slopes steeply down from Club 
Drive creating difficult access conditions. No further division of these 
parcels should occur. The maximum development potential is three single 
family detached houses. Services would be most efficiently provided by the 
City of San Carlos. Thus, Belmont supports deannexation of these three 
parcels prior to development. 


OTHER. Additional low density residential development may occur on 
unsubdivided lands in the San Juan Canyon area designated on the General 
Plan Diagram as Open Space. Consistent with the designation, any 
development in these areas must be clustered preserving most of the land in 
open space. Development should occur under planned development provisions 
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Table 5 - Vacant Lots in 


San Juan Canyon Area* 


Standard Substandard 
Location Lots ___Lots Total 
On Unpaved Roads 
Green Court 5 6 ILL 
Marsten Ave. Ss 4 Hi, 
E. Laurel Creek 6 a2 18 
Naughton 14 26 40 
Barrett 19 Sak 110 
Lower/Upper Lock 27 14 41 
Marburger 16 16 3 
Monte Cresta 24 ka 46 
San Ardo 6 7, 13 
Alhambra 34 20 54 
Belmont Canyon 9 9 18 


Total Unpaved 161 240 401 


On Paved Roads 


Belmont Canyon 0 IS} as) 
San Juan 8 6 14 
Alhambra 5 10 15 
Monserat 2 5 7 
Monte Cresta iS 8 13 
ee rN ee es ee ee eee 
Total Paved 20 42 62 
SS ee ee ee eee Oa, 
Total Lots ALS SAL 282 463 
1 ee ee a ae SOLID en ot Oia 


Sources: Martin-Carpenter, 1979, Existing Land Use Map 
Martin-Carpenter, 1977, Vacant & Substandard Lots Map 
Martin-Carpenter, 1979, Unmerger Criteria Study Map 


* The lots listed here and shown on Figure 6 are all vacant except 
for 17 on paved roads and 1 on an unpaved road. All lots are zoned 
R-1B with a minimum lot size of 6,000 square feet. 


of the zoning ordinance with density and location of housing units based on 
thorough evaluation of slope, slope stability, drainage, erosion poten- 
tial, vegetative cover, adjacent land uses and visual impacts. Safe and 
adequate provision of access and public services must be assured prior to 
development approval. 


Low density residential development is also a possibility as part of a 
mixed use development in East Belmont. 


Medium Density Residential. The medium density residential designation 
applies to the use of land for duplexes and other non-intensive multiple 
family development. In Belmont, medium density structures include 
duplexes and low rise apartment buildings with covered parking. The 
density range of 8 to 20 dwelling units per gross acre is divided into two 
subcategories related to the City's zoning districts as shown below: 


Land Use Designation zoning* Minimum Minimum 
Maximum Density District Lot Lot Area 
(Units per Gross Acre) Reference Size Fer Unit 
up sto 12 R=2 6,000 sq. ft. 3, O00NSG.nt tC. 
up to 20 R=3s 6,000) sq. ft. 2B; 9505sq.. Et. 


Existing medium density residential development is concentrated in the 
Carlmont and Sterling Downs neighborhoods with smaller numbers of units in 
the Central, Chula Vista, Sunnyslope and Homeview neighborhoods. New 
medium density residential development is proposed for a site near Twin 
Pines Park and a site on Davey Glen Road. Additional medium density 
residential development could occur in commercial or mixed use areas as 
noted in this plan. 


The 7.3 acre parcel on the south side of Davey Glen Road is presently zoned 
Planned Development specifying a maximum of 140 housing units. The 
property is currently undeveloped except for the large Davey home located 
near the eastern end. It is heavily wooded and very steep, cut lengthways 
by a deep canyon. Extensive grading and Massive tree removal would be 
needed to construct 140 housing units on the site unless development occurs 
in very dense, high rise, clusters. Such grading and tree removal would be 
inconsistent with the goals and policies of this plan. Therefore, any 
development plan proposed for this property will be carefully evaluated, 
and permitted density adjusted as necessary to ensure consistency with the 
residential development goals and policies of this element. 


High Density Residential. The high density residential designation 
encompasses multiple family housing at a density of 21 to 30 housing units 
per gross acre. In Belmont, this land use consists mainly of apartment 
buildings up to five stories high with underground parking. High density 
residential use is related to the City's zoning as shown below: 


* See note on page 2- 6. 
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Land Use Designation zoning* Minimum Minimum 


Maximum Density DiStcice Lot Lot Area 
(Units per Gross Acre) Reference Size Fer Unit 
up to 30 R-4 6,000 sq. £t: i 450esSaaeEts 


Existing high density residential development occurs in the Carlmont, 
Central, Sterling Downs and Homeview neighborhoods. Additional high 
density housing may be provided as minor extensions of existing high 
density residential developments or in commercial areas as permitted by 
this plan. 


COMMERCIAL AREAS 
Goals 


aie To provide space for commercial activities in locations with good ve- 
hicular, bicycle and pedestrian access, available public services, 
adequate parking and compatible adjacent uses. 


2 To promote commercial development which meets the needs of local 
residents for convenience goods and services and which is fiscally 
beneficial to the city. 


3 To improve the attractiveness and functioning of existing commercial 
areas through such means as landscaping and design controls, and 
provision of adequate parking, sidewalks, bike paths and bike racks. 


4. To provide opportunities for commercial employment in attractive, 
landscaped environments. 


Policies 


ale: Commercial and office uses should be located on or near major thor- 
oughfares to discourage traffic in residential neighborhoods and 
should include sufficient off-street parking to prevent disruption of 
traffic flow on major streets. 


28 Neighborhood commercial areas should be located and designed for con- 
venient automobile, bicycle and pedestrian access by residents of the 
neighborhood to be served. 


oe Any proposals for expansion or change in use in existing neighborhood 
commercial areas should be carefully evaluated to ensure compati- 
bility of the commercial activity with adjacent residential uses. 


4. General retail commercial uses should be concentrated in the Central 
Business District, the major commercial area in Belmont. 


B)~ The City shall prepare a Central Business District plan to coordinate 
private and public efforts to achieve the following objectives: 


* See note on page 2- 6. 


To create a community focal point with a lively and attractively 
designed mix of retail, office, governmental, cultural, enter- 
tainment, and housing uses. 


To provide for concentration and intensification of general 
retail uses forming the core of the Central Business District. 


To encourage uses such as legitimate theater and restaurants 
which attract people to the area after normal business hours. 


To encourage location of professional and administrative offices 
on the perimeter or above sidewalk level of the Central Business 
District. 


To explore opportunities for mixed use development, especially 
of senior citizen housing with retail uses. 


To provide pedestrian connection between the Central Business 
District and Twin Pines Park by means of landscaped malls or 
other devices. 


To assemble parcels of sufficient size to provide space for 
integrated groups of shops and related uses. 


To provide adequate, conveniently located off-street parking. 


To improve the attractiveness of the CBD through sign controls, 
consistent sidewalk and street furniture design, landscaping and 
encouragement of good building design. 


To provide for convenient and safe movement of vehicles, 
bicycles and pedestrians within the Central Business District 
and between the Central Business District and adjacent areas. 


To provide space for commercial uses which do not jeopardize the 
primary function of the Central Business District as a retail 
Cencerm. 


To establish a workable ratio of office to retail uses in the 
Central Business District. 


Highway commercial uses shall be permitted outside of the Central 
Business District only at already established locations along El 
Camino Real, Ralston Avenue east of El Camino Real, Old County Road and 
the U.S. 101/Ralston interchange. To avoid additional strip commer- 
cial development, businesses should be grouped, to the extent possi- 
ble, and separated by landscaped open space/parking areas, offices or 
multiple family housing. 


Commercial uses should be encouraged as part of mixed use development 
of the land east of Bayshore Freeway and north of Marine World Parkway. 
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8. Office commercial areas should be located on or within 1/4 mile of a 
public transit route. Shuttle systems should be encouraged where 
public transportation cannot be provided. 


9. Commercial office uses such as executive-administrative offices, light 
warehousing, storage and distribution shall be concentrated in the 
existing office area at Davis and, as secondary uses, in the industrial 
area east of the Southern Pacific tracks. 


10. Office use in neighborhood commercial areas shall be controlled to 
protect the basic retail function and to limit traffic generation and 
parking demand. 


ll. Service commercial uses shall be restricted to designated areas along 
Old County Road north of Ralston Avenue. All reasonable efforts should 
be made to improve compatibility of such uses with adjacent residen- 
tial uses. 


Description 


Commercial areas accommodate a variety of business and service estab- 
lishments which provide goods, services and employment opportunities to 
residents of the Planning Area. The intensity of commercial development is 
based on a ratio of floor area to site size. Space is allocated for parking 
and landscaping and, as necessary, buffer areas to minimize potential 
adverse effects of commercial uses on residential areas. Four categories 
of commercial use are established--Neighborhood Commercial, Highway Com- 
mercial, Office Commercial, and General Commercial-Central Business Dis- 
trict. These categories are described below. 


Neighborhood Commercial. These commercial areas provide space for retail 
and service uses to serve residents of Belmont's neighborhoods. Neigh- 
borhood commercial areas in Belmont are the Carlmont Shopping Center 
serving the neighborhoods west of El Camino Real, the Sterling Downs 
shopping area (Bel Plaza and adjacent commercial uses) serving the 
neighborhoods east of El Camino, and the Belmont Plaza shopping area 
serving primarily the Central neighborhood. Additional neighborhood 
commercial uses may be included as part of mixed use development in East 
Belmont. 


Highway Commercial. Highway commercial uses are businesses depending on 
automobile traffic for customers such as service stations, motels, 
restaurants, auto parts and supply establishments, offices with a drop-in 
clientele, and a variety of retail businesses. Highway commercial uses are 
presently located along El Camino Real, along portions of Ralston Avenue 
east of El Camino, along Old County Road and at the U.S. 101/Ralston 
interchange. The plan limits highway commercial to these areas where the 
use is already established with the possible exception of a portion of the 
Mixed Use area near the Ralston/U.S. 101 interchange. Landscaped open 
space and parking areas and non-commercial uses are encouraged between the 
highway commercial uses whenever possible to break up the commercial 


"strip" appearance. The appearance of the El Camino "strip" can be greatly 
improved by landscaping along the Southern Pacific tracks on the east side 
and, where possible, of the commercial sites on the east and west side. 


Service Commercial. Service commercial areas are intended for repair 
shops, small warehouses, wholesale establishments, print shops and light 
manufacturing uses. Such uses are restricted to an area along Old County 
Road north of Ralston Avenue. Problems have occurred in this area with 
traffic circulation, parking and, especially, extension of the commercial 
uses down the predominately residential streets of Dale View Avenue, 
Mountain View Avenue and Marine View Avenue. An objective of this plan is 
to limit the service commercial area, wherever possible, to parcels 
fronting on Old County Road. The City will also explore possible ways of 
encouraging auto repair and related uses to locate on the west side of Old 
County Road as a means of reducing the land use conflicts on the east side 
of the street. 


Office Commercial. The major exclusive commercial office area in Belmont 
is the Davis Drive office complex. Additional office uses are permitted 
under the plan in the Central Business District, neighborhood and highway 
commercial areas, industrial areas and as a part of mixed use development 
in East Belmont. Office development typically entails heavy demand for 
parking space which is presently in very short supply inm@the <city vs 
commercial areas. Thus, it is very important that sufficient on-site 
parking be provided as a part of any new office development. For this 
reason, as well as because office use generates less revenue to the CLley 
than retail uses, conversion to office use of existing retail space is 
discouraged by the City. 


General Commercial-Central Business District. The Central Business 
District is the main general commercial area of the City. Bounded by Hill 
Street, El Camino Real, Broadway, Fifth Street and Twin Pines Park, the 
District contains a mix of retail, office, governmental, recreational and 
residential uses. The General Plan calls for preparing a Central Business 
District plan to determine effective means of enhancing the mixed use 
character of the CBD and integrating the mix of uses with strong pedestrian 
connections, consistent design of public and private improvements, and 
landscaping. The plan will identify changes needed to improve trarfic 
circulation within the CBD and to increase available parking. 


Development of vacant parcels, particularly between Sixth Avenue and Twin 
Pines Park, should be controlled to improve the linkage between the 
cultural and governmental activities at Twin Pines Park and the retail uses 
to the north and east and to reorient the center of activity away from El 
Camino to the area around the intersection of Sixth Avenue and Ralston 
Avenue. 


New uses in the vicinity of Twin Pines Parks should reflect the artistic 
and cultural activities centered in the park. Uses such as book stores, 
art galleries, frame shops, antique shops, photography studios and music 
stores would be particularly appropriate. The use of exterior and interior 
murals, architectural scale sculptures, and landscaping should be especi- 
ally encouraged in this area. 
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This artistic and cultural emphasis can be extended throughout the CBD 
through uses such as unusual or ethnic restaurants, coffee houses, small 
theaters and movie houses. Such uses will add vitality during evening 
hours, and further help to establish an identity for Belmont. Another use 
that might be appropriate would be an inn designed to reflect the 
architectural heritage of the community as expressed by the Manor Building 
in Twin Pines Park and Ralston Hall on the College of Notre Dame campus. 


City Hall is to remain within or near the Central Business District. As 
possible, all city offices would be consolidated in a single complex. In 
the event that city hall is relocated, the existing buildings should be 
used for retail and office activities which generate no more traffic or 
demand for parking than the existing use. The single family homes on the 
west side of Sixth Avenue are to be maintained and future use of City Hall 
site should be compatible with the residential character of this block of 
Sixth Avenue. 


Additional parking is needed to support expansion of general commercial 
uses in the Central Business District as well as to relieve pressure from 
commuter parking. An assessment district should be formed to address these 
problems. Parking lots, to the extent possible, should be located on the 
fringes of the District, leaving the central portion for more active, 
intensive land uses. 


INDUSTRIAL AREAS 


Goals 


1. To participate in the economy of the region by providing space for the 
production of goods and opportunities for employment. 


2. To provide for limited industrial uses in selected areas east of the 
Southern Pacific tracks. 


3. To control the type of industrial development to limit traffic, noise, 
water and energy consumption, air pollution, and risks to public 
health and safety. 


Policies 


1. The City shall pursue annexation of the Harbor Industrial area. 


2. New industrial development shall be regulated to protect residential 
neighborhoods from noise, air pollution, traffic congestion, safety 
hazards and visual blight. 


3. Wherever possible, industrial uses should be separated from residen- 
tial neighborhoods by landscaping, open space, major thoroughfares or 
commercial or office uses. 


4. Industrial development should be permitted only in areas where access 
to major highways can be achieved without passing through residential 
neighborhoods. 


5. Industrial areas should be well designed with adequate parking, 
loading facilities and landscaping. 


6. Industrial buildings shall be designed to blend with the surroundings. 
All buildings and other site improvements shall be permanent and well- 
designed to reduce potential depreciation and obsolescence. 


7. Storage and outdoor activity areas should be screened from view. 


Description 


The plan establishes two types of industrial uses. Light industrial areas, 
located in the Harbor Industrial area north of Harbor Boulevard and in East 
Belmont south of Marine World Parkway, are intended primarily for light 
manufacturing, processing, packaging and distribution. General industrial 
areas are primarily for manufacturing enterprises with administrative 
offices as an auxiliary use. Such uses are confined to the Harbor 
Industrial area south of Harbor Boulevard. The Harbor Industrial area, 
between the Southern Pacific tracks and Bayshore Freeway is within 
Belmont's sphere of influence but is unincorporated. The plan favors 
annexing this area to the City. However, this annexation should only be 
accomplished when it is found that the benefits of annexation outweigh 
anticipated City costs. 


PUBLIC FACILITIES AND SERVICES 
Goals 


1. To provide facilities for essential public services including city 
administration, education, police and fire protection, water supply, 
sewage collection and treatment, storm drainage and utilities. 


2. To ensure that public facilities are located, designed and operated in 
a way that enhances the quality of the City's residential character. 


3. To provide public services at a level adequate to ensure public safety, 
health and welfare at the lowest possible cost. 


4. To establish and maintain all essential public services and facilities 
in a manner that ensures continued operation in time of emergency. 


5. To allocate the cost of providing public services to new development 
according to the general principle that properties benefiting from the 
services should bear the costs. 


6. To permit private use of excess space in public schools only if such 
private uses are compatible with ongoing education activities and 
surrounding land uses, and consistent with the park and recreation 
goals and policies of this plan. 
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To design water, sewage and storm drainage systems to safely serve an 
ultimate population of about 28,000. 


Policies 


All new power, telephone and cable television lines should be placed 
underground. 


With the utility companies, the City will develop and implement a 
phased program to underground existing utility lines. Preference 
Shall be given to the undergrounding of the overhead lines in 
established single family residential neighborhoods, in the Central 
Business District and along scenic roads. Wherever possible, under- 
grounding should be coordinated with other improvement projects. 


All utility installations should be sited, designed, developed and 
landscaped so as to blend with the natural scenery of the area. 


All utility installations should be located and designed to prevent 
disruption of service from identified geologic and flood hazards. 


Utility systems--water, sewer, gas, and electric--should be designed 
for continuity of service and rapid restoration of service in case of 
damage to any part of the system. 


Water supply systems must conform with established health and fire 
protection standards. 


Storm drainage improvements shall be in accordance with the Storm 
Drainage Master Plan. A phased program shall be established and 
implemented for upgrading the storm drainage system over a reasonable 
time period. 


All new development shall be served by sanitary sewers. As necessary 
in conjunction with new development, existing deficient sewer facil- 
ities shall be upgraded. 


The City will support a solid waste management program which will 
assure adequate services, protect health, reduce waste generation, 
conserve energy and resources and protect the environment. Recycling 
programs should be encouraged and supported. 


New approaches to land use and building design and construction that 
are water and energy efficient and minimize waste should be supported. 


All reasonable steps will be taken to maintain police and fire 
protection services at or above their present levels. Any proposed 
land use or development that requires unusually high levels of police 
or fire protection should not be approved unless the user guarantees to 
pay the excess service costs. 
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New ways of funding community services and facilities should be 
explored including increased user fees and contributions from the 
private sector. 


The City administrative offices should remain within or near the 
Central Business District and, in the long term, be consolidated in a 
Single complex. 


Funding for maintenance of existing public facilities should be 
budgeted at a level sufficient to protect the public's investment over 
the long term. 


Meeting places for social and cultural interchange should be provided 
to serve the needs of local residents. 


A community complex for governmental, cultural, recreational and 
social activities should be located in the Twin Pines Park area. 


A center for senior citizen activities should be located in or near the 
downtown area at a site accessible by public transit and close to other 
services and public facilities. 


Community use of existing public facilities should be optimized 
through cooperation with other public agencies, careful scheduling of 
activities, and structural modifications, if needed, to permit mul- 
tiple uses. 


The City shall cooperate with the Belmont School District and the 
Sequoia Union High School District to encourage community use of 
school facilities and shall continue to share the costs of maintenance 
and operation of facilities jointly used by the City and school 
Gistricts. 


The concept of "joint occupancy" of schools (i.e. education and 
compatible non-school uses) shall be supported as a means of retaining 
neighborhood-based elementary education and recreational facilities. 
Non-school uses shall be of a scale and intensity compatible with the 
public school and its neighborhood. The basic objectives of "joint 
occupancy" shall be as follows: 


a. Maintenance and continued operation of neighborhood schools, in- 
cluding the public recreational uses at the schools, while 
allowing for the joint occupancy of vacant school property and 
buildings during periods of less than capacity enrollment. 


De Maintenance of the residential integrity of the public school 
neighborhood. 
ce Involvement of community and neighborhood residents in deter- 


mining the compatibility of any proposed joint occupancy with 
the primary school use. 


21. While the City's primary policy is to preserve neighborhood-based ele- 
mentary education, it does recognize that should enrollments continue 
to decline, local school districts may be forced to sell or lease in 
total one or more school properties in the City. The City will 
maintain liaison with the school districts to ensure early awareness 
of such a sale or lease. If it is found that the sale or lease cannot 
be avoided, alternative uses of the site or sites shall be permitted 
according to the following policies: 


a. Every effort (including City purchase if possible) shall be made 
to maintain public use of the outdoor recreation areas of the 
City's school sites. In neighborhoods presently deficient in 
neighborhood park acreage (See Table 7), changes in use of 
school sites should be permitted only if recreation areas are 
kept available for public use. If complete preservation of 
public recreational areas is not possible, the City will explore 
options for joint use, clustered housing or other uses to 
maximize the area available for public recreation. 


DD Any new zoning of school district property should take into 
consideration the land use of adjacent properties and the 
ability of the circulation system to handle anticipated traffic 
impacts. 


Description 


2043 The public facilities land use designation applies to areas used primarily 
for governmental and educational purposes. Facilities located in these 
areas provide services which are not usually provided by the private sector 
and are typically supported, at least in part, by the taxpayer. 


2044 Public agencies providing services and operating facilities in Belmont 
include: 
° City of Belmont--provides local government services typical of a 


California General Law city from several City owned facilities. 


e Belmont County Water District--supplies water to Belmont, the 
Harbor Industrial area and part of San Carlos, with offices and 
water storage tanks located in Belmont. 


e South County Fire District--provides fire protection to Belmont, 
San Carlos and the Harbor Industrial area from two fire stations 
in Belmont and administrative offices and two additional sta- 
tions in San Carlos. 


e South Bayside System Authority provides sewage treatment for 
several cities including Belmont at a plant in Redwood Shores. 
The City of Belmont operates its own sewage collection system. 


2045 The passage of Proposition 13 and related measures in California has placed 
severe constraints on the ability of local governments, school districts, 


other local special districts to provide services and facilities to meet 
public needs. The General Plan assumes that local fiscal resources will 
continue to be limited throughout the planning period. Thus, no major new 
public facilities are planned and the central issue will be how to finance 
adequate levels of public services. However, two issues affecting land use 
-- the possible relocation and/or consolidation of City administrative 
services and the use of excess school space -- will be important during the 
planning period. These issues are described below. 


Relocation/Consolidation of City Administrative Offices. City admini- 
strative offices are presently housed at several locations. City Hall and 


the main administrative offices are on Fifth Avenue at Broadway; the 
Departments of Engineering and Public Works offices are on Sem Lane east of 
U.S. 101; and the Police Department and Department of Parks and Leisure 
Services offices are in Twin Pines Park west of Sixth Avenue. In the short 
run, this decentralization of City offices is likely to continue. However, 
in the long term, consolidation of City administrative offices is 
desirable. If the City administrative offices are relocated, the present 
City Hall site could be reused, possibly with a combination of commercial 
and office uses. 


Use of Excess School Space. All of the public schools serving Belmont 
residents are expected to be used at levels significantly below capacity 
for at least the first half of the planning period. Table 6 lists capacity 
and recent enrollment figures for the seven schools within the Belmont 
School District and Carlmont High School. As of October 1981, total 
enrollment in the six elementary schools was less than one half of total 
capacity. The School District has chosen to deal with the problem of 
declining enrollment with an innovative program of leasing excess space 
within the schools for other purposes rather than by closing and disposing 
of entire school sites. The plan calls for continuing this approach, but 
recognizes that at some point, one or more schools may have to be closed. 


The use of excess school space and possible disposal of entire school sites 
are important land use issues. In some cases, the school grounds provide 
the only recreational facilities for entire neighborhoods and loss of 
these areas would have a severe impact on the character of the neighbor- 
hoods. It is also important that non-school uses permitted on surplus 
sites or in excess space be compatible with surrounding uses and consistent 
with the goals and policies of this plan. 


A planning process has been started to establish appropriate joint uses for 
each school site. The City is cooperating with the Belmont School District 
in this process. However, if a school site is no longer to be used as a 
school, it must be rezoned by the City before it can be used for other than 
school purposes. Any such rezoning must be consistent with the policies 
set forth in this plan. 


Another issue related to the Belmont School District is the use of the 
district administrative office building located on Hallmark Drive. The 
plan recognizes the existence of this school facility, but finds that the 
most appropriate use of the site is low density residential. Relocation of 
the offices to a school site is encouraged. 
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Table 6 
School Capacity and Enrollment 


L981=82 

Capacity Enrollment Percent. of 

School (# of Students) OCtr ez LSU Capacity 
Barrett K-6 500 174 35.04 
Central K-6 425 290 68.2 
Cipriani K-6 675 213 3236 
Fox K-6 550 eat be 50.4 
McDougal K-6 450 145 Slee 
Nesbit K-6 550 403 oes 
SUBTOTAL 3,150 305 47.8 
Ralston Intermediate VAS 610 7825 
Carlmont High School 2,100 1,469 70.0 
TOTAL 6,025 3,584 595% 


INSTITUTIONS 


Goals 

i To accommodate private institutions which provide educational, relig- 
ious, cultural, health and charitable services to members of the com- 
munity. 

2 To ensure that institutional uses are designed and operated in a 


Manner that preserves and enhances the character of Belmont's 
residential neighborhoods. 


Policies 


pes All institutional uses should be served directly by major collector 
or arterial roads. 


ae All institutional uses should be located and designed to be compa- 
tible with the residential character of the surrounding neighborhood. 
In particular, compatibility of uses in terms of traffic generation, 
parking, and noise shall be ensured prior to the establishment of any 
new institutional use or expansion of an existing use. 


3 Residential institutional uses (e.g. nursing homes and other care 
facilities) should be limited to a density of population compatible 
with adjoining residential areas. 


4. The College of Notre Dame should be encouraged to prepare a long range 
plan for use and development of its site which addresses such matters 
as preservation of historic buildings and visually important open 
spaces and which describes anticipated expansion of facilities. 


5. The College of Notre Dame should be encouraged to provide on-site 
housing for faculty and students to help reduce local housing 
shortages and number of automobile trips to and from the campus. 


6. Land west of Twin Pines Park, partially occupied by the Belmont Hills 
Psychiatric Center should be used for a combination of open space and 
medical uses consistent with the natural site characteristics and 
visual importance of the site to the community. 


Description 


Institutional land use accommodates facilities which provide educational, 
cultural, religious, health and related services to the community and, in 
some cases, to a larger service area. Institutions may be nonprofit or 
profit making and sometimes receive public financial support. However, 
their main sources of funding are private and their policies are not formed 
by publically elected officials. 


2054 


2052 


2053 


2054 


2055 


2056 


2057 


Institutional facilities in Belmont include several private schools, major 
places of worship, two convalescent hospitals, a Jewish Community Center, 
and several charitable and cultural organizations. The College of Notre 
Dame and Belmont Hills Psychiatric Center are institutions which occupy 
large, centrally located, and visually prominent sites. The open spaces on 
these sites are important community resources, and potential expansion or 
modification of existing uses could have significant impact on the 
Character of the Ralston Avenue corridor. 


The General Plan proposes that the City and the College of Notre Dame 
Maintain a cooperative, working relationship to deal with potential land 
use issues as they arise. The plan also designates all three parcels 
partially occupied by the Belmont Hills Psychiatric Center as institu- 
tional. The intent of this designation is to permit limited expansion of 
the existing medical use of the site, perhaps including the addition of 
medical offices. However, the City desires to maintain as much of the site 
as possible in open space, especially the visually prominent hillsides to 
the south and areas within the scenic corridor of Ralston Avenue. Any 
further development of the property should preserve the views from Ralston 
Avenue and conserve the open character of the site. 


MIXED USE DEVELOPMENT 


Goals 


Ls To permit integrated and creative development of the land in East 
Belmont north of Marine World Parkway in a combination of public and 
private uses. 

ee To protect the sensitive ecological environment of the Baylands. 

a To enhance opportunities for water related recreation. 

4. To increase the City's tax base and enhance housing opportunities. 

a To adapt the type, location and intensity of development of the area 


to the natural and manmade features and constraints and opportunities 
of the site and surrounding lands. 


Policies 


ae The City shall seek the coordinated development of the land in East 
Belmont in a mix of uses including water related recreation, sports 
facilities, housing, offices and other commercial activities. 


Die Land adjacent to O'Neill and Belmont Sloughs shall be preserved in its 
natural state, to the extent possible, to protect the functions of the 
sloughs as drainage channels and fish and wildlife habitats. 


Br The City shall support the continued existence of a Sea Scout facility 
and, aS appropriate, other facilities for public enjoyment of the Bay 
and water oriented recreation. 


4. Public access to the Bay along Belmont Slough shall be provided in any 
development plan. 


Sn A public community sports complex, consisting mainly of athletic 
fields, shall be an integral part of any development plans for land in 
the area. 


6. The City shall explore the option of exchanging or leasing some or all 
of its Marina Park land for other privately owned land in the area 
that is suitable for athletic fields in order to acheive environ- 
mentally and economically sound development of the entire mixed use 
area. 


le Approval of private development of any part of the mixed use area 
shall be contingent on reasonable access and circulation in con- 
formity with the goals and policies of the Circulation Element of this 
plan. 


8. Structures should be located and designed to minimize the impact of 
noise. Mitigation measures such as noise barriers, may be necessary 
to bring noise levels within City standards as established in the 
Noise Element. 


9. All structures in the area shall be designed, sited and constructed 
based on thorough soils and geologic engineering evaluations of site 
conditions and in conformance with the goals and policies of the 
Seismic Safety - Safety Element of this plan. 


10. A consistent set of design standards shall be established and applied 
to all new development in this area to ensure a unified and attractive 
overall site appearance. 


Description 


The area proposed for mixed use development is composed of about 68 acres. 
The City of Belmont owns about 23 acres which are partially used for Little 
League, 4-H and Sea Scout activities; the other 45 acres are privately 
owned and accessible only through the City property. The area is diked and 
filled marshland, part of which has been used as a sanitary land fill. The 
area lies between O'Neill and Belmont Sloughs and between Foster City and 
Marine World - Africa USA. Development of the area is limited by problems 
of access, noise, sensitive wildlife habitats, soils and geologic condi- 
tions, flooding and drainage, and possible risks from methane gas leaking 
from the old sanitary land fill. 


The General Plan calls for a mix of open space, recreation, housing, office 
and commercial uses on the site. A community recreation area would be 
incorporated into any development plan. The intensity of use, location of 
structures, mix of uses, and circulation system would be determined after 
thoraqugh environmental analysis of the site, surrounding conditions, and 
development alternatives. The most significant issues that will affect 
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appropriate density include traffic access and flow (both on-site and off- 
Site street conditions and capacities), physical site conditions, and 
relationships to adjoining properties. The City will coordinate review of 
any development plans with appropriate representatives of other affected 
public agencies, including adjoining jurisdictions and adjoining property 
Owners, to ensure, as reasonable, a plan that is in concert with the plans 
of neighbors. 


Community recreational facilities shall include lighted baseball, softball 
and soccer fields. Support facilities shall include restrooms, concession 
booth and off-street parking. Opportunities to include other recreational 
facilities such as a public running trail, par course, trails and paths 
providing access to the sloughs, and a marina should be explored. 
Retention of the 4-H facility in or near the area would be desirable if it 
is found to be compatible with other uses in the mixed use area. 


PARKS AND RECREATION 


The goals, policies and descriptions that follow are primarily concerned 
with lands and facilities within the City that provide opportunities for 
active recreation. For the most part, areas that offer passive recrea- 
tional opportunities and visual enjoyment are considered in the open space 
section of this element and are not described here. In addition, scenic 
roads and pathways serve recreational functions but because these facil- 
ities are important parts of the circulation system they are described in 
the Circulation Element of this plan. 


Goals 


iL To provide recreation areas for community and neighborhood use, con- 
veniently located and properly designed to serve the needs of the 
residents of the community. 


2's To cooperate with public and private organizations in developing 
facilities and programs for recreational activities. 


Be To preserve and enhance existing parks, recreational areas and 
facilities to serve the neighborhood and community needs to the 
Maximum extent possible. 


4. To expand opportunities for active recreation in existing community 
parks. 
Policies 


aly The City shall cooperate with the Belmont School District and Sequoia 
Union High School District to retain school playgrounds throughout 
the City for use as community and neighborhood recreation areas. 


2 Neighborhood recreation facilities should be incorporated into devel- 
opment plans approved for acreage properties in the San Juan, Western 
Hills and Davey Glen areas. 
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appropriate density include traffic access and flow (both on-site and off- 
site street conditions and capacities), physical site conditions, and 
relationships to adjoining properties. The City will coordinate review of 
any development plans with appropriate representatives of other affected 
public agencies, including adjoining jurisdictions and adjoining property 
owners, to ensure, aS reasonable, a plan that is in concert with the plans 
of neighbors. 


Community recreational facilities shall include lighted baseball, softball 
and soccer fields. Support facilities shall include restrooms, concession 
booth and off-street parking. Opportunities to include other recreational 
facilities such as a public running trail, par course, trails and paths 
providing access to the sloughs, and a marina should be explored. 
Retention of the 4-H facility in or near the area would be desirable if it 
is found to be compatible with other uses in the mixed use area. 


PARKS AND RECREATION 


The goals, policies and descriptions that follow are primarily concerned 
with lands and facilities within the City that provide opportunities for 
active recreation. For the most part, areas that offer passive recrea- 
tional opportunities and visual enjoyment are considered in the open space 
section of this element and are not described here. In addition, scenic 
roads and pathways serve recreational functions but because these facil- 
ities are important parts of the circulation system they are described in 
the Circulation Element of this plan. 


Goals 


ne To provide recreation areas for community and neighborhood use, con- 
veniently located and properly designed to serve the needs of the 
residents of the community. 


2s To cooperate with public and private organizations in developing 
facilities and programs for recreational activities. 


a To preserve and enhance existing parks, recreational areas and 
facilities to serve the neighborhood and community needs to the 
Maximum extent possible. 


4. To expand opportunities for active recreation in existing community 
parks. 
Policies 


Ls The City shall cooperate with the Belmont School District and Sequoia 
Union High School District to retain school playgrounds throughout 
the City for use as community and neighborhood recreation areas. 


Ze Neighborhood recreation facilities should be incorporated into devel- 
opment plans approved for acreage properties in the San Juan, Western 
Hills and Davey Glen areas. 


he As possible and appropriate, park dedication fees should be used to 
provide small park sites in neighborhoods presently deficient in 
neighborhood recreation facilities. 


4. Hallmark and Carlmont Parks should be developed for active recrea- 
tion. 


Di Twin Pines Park should remain largely in its natural state used for 
walking, nature study, and other forms of passive recreation. More 
intensive activities will continue to be centered at the Lodge and 
meadow areas. 


6. Development east of the Manor House area shall be designed to 
strengthen pedestrian and functional links between the intensive use 
area of Twin Pines Park and the Central Business District. 


hve Access, Circulation and parking at Twin Pines Park will be addressed 
in considering proposals for any additional development in the park, 
in the area containing the Manor House and Rebec Hall and in the 
privately owned area east of the park. 


8. Waterdog Lake Park should remain as a natural area within the City 
with pedestrian and bicycle access for activities such as hiking, 
fishing and picnicking. Improvements will be limited to those needed 
to support these activities and which cause minimum disruption of the 
natural environment. 


9. A community wide sports and recreation facility including athletic 
fields and possibly a sea scout facility shall be incorporated into 
development of the mixed use area in East Belmont. 


10. The City should seek cooperative arrangements with private institu- 
tions, such as churches and schools, for public use of indoor and 
outdoor recreational facilities during times when they are presently 
unused. 


ll. To the extent possible, volunteer activity and private financial 
resources should be used in combination with public funds for 
acquisition, maintenance and operation of recreation facilities. In 
addition, the provision of private recreational facilities to serve 
the community should be encouraged. 


Description 


About 150 acres of park and recreation land, or about six acres per 1000 2064 
people, are developed and actively used by the citizens of the community. 
Commonly used park standards call for 3.5 acres of neighborhood park land 
per 1000 people and 5.0 acres of community wide park land per 1000 people 
for a total park need of 8.5 acres per 1000 people. The City presently 
falls short of this standard by about 50 acres. The plan accepts the need 
for additional parks, but also recognizes that physical conditions, 
existing development and ownership patterns constrain the public ability 
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to achieve the standards on a neighborhood by neighborhood basis. Thus, 
although the City will seek opportunities to meet recreational needs 
through increasing park acreage, it will focus attention on achieving more 
creative use of available space and facilities, especially at the 
neighborhood level. 


Neighborhood Parks. Table 7 lists the existing and proposed neighborhood 
park and recreation areas in the City. It shows 45.2 acres of existing 
neighborhood recreational land. Based on the standard of 3.5 acres per 
1000 people, Belmont is deficient in neighborhood parks by about 40 acres. 
Opportunities to redress this deficiency are limited because the most 
severe lack of neighborhood parks occurs in neighborhoods with little or no 
undeveloped land suitable for park purposes. In addition, declining 
school enrollment raises the possibility that one or more elementary 
schools will be closed. Elementary school playgrounds account for about 70 
percent (31.2 acres) of all neighborhood recreational land in the City and, 
in many neighborhoods, are the only significant recreational areas. 


In several neighborhoods, recreational opportunities are provided or 
augmented by community parks or facilities, to some extent mitigating the 
lack of neighborhood recreational space. Considering both neighborhood 
and community parks and recreation areas, the neighborhoods north of 
Ralston and west of El Camino and between El Camino and U.S. 101 are the 
most seriously deficient in park land. The most significant opportunities 
to provide additional recreation space in these neighborhoods are in the 
San Juan Canyon and Davey Glen areas. 


Community Parks. Table 8 lists the community parks in Belmont. It shows 
about 115 acres devoted to community park use. According to the standard 
of 5.0 acres of community park land per 1000 people, about 123 acres would 
be needed. This is only eight acres more than presently available. 
Recognizing the constraints to land acquisition, this is considered a 
minor deficiency. This deficiency should be resolved mainly through more 
intensive use of existing facilities, and when possible and appropriate, 
acquisition of additional land. 


The General Plan calls for retaining the existing community wide recrea- 
tion lands. Provision of additional facillities at any of the parks or 
recreation areas will be undertaken as funds are available. Potentially 
the greatest challenge facing the City is to develop means to preserve or 
replace recreational facilities at Ralston or Carlmont in the event that 
one or both of these schools must be closed. 


The General Plan is flexible regarding the size and exact location of the 
Marina Park Complex. The City may wish to trade all or part of the present 
park site for other land in the area to better meet its park and recreation 
objectives. The provision of recreation facilities in the East Belmont 
area may be best accomplished through cooperative public and private 
efforts involving planned development of the entire area. 
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Table 7 
Existing and Proposed Neighborhood Recreation Facilities 


Surplus 
1980 Recreation Acres (Deficiency) 

Neighborhood Population Facility Area Acres Needed* Acres General Plan Proposals 
Sterling 2,945 Mae Nesbit 6.2 LO. 8 (2.8) Use park dedication fees to 
Downs Alexander eS create pocket parks, where 

possible. Maintain recrea- 
Homev iew 820 O'Donnell 220 229 (0.9) tion use of Nesbit School. 


Orr 55] eee 


Central 3,546 Central 4.5 Use a portion of the vacant 
School area On Davey Glen Road for 
College 073 12.4 (do3) passive recreation. Maintain 
View recreation use of Central 
Wharton 0.3 School. 


eee 


Country 3} 5 as Barrett Poe Tl Ne A ((8is-5)) Maintain recreation use of 
Club School Barrett and Cipriani Schools. 
Use park dedication fees to 
Cipriani 4,489 Cipriani School Create small parks when oppor- 
(including Bos Sys 7 (10.2) tunities occur. 


Cipriani Park) 
Se es ee eee ee ee eee 
Plateau/ Ik, Sal None - 4.6 (4.6) Provide recreation areas in 


Skymont the San Juan Canyon area 
as part of major developments 


a ee eee eee eee Se 
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Table 7 
Existing and Proposed Neighborhood Recreation Facilities (continued) 


Surplus 
1980 Recreation Acres (Deficiency) 
Neighborhood Population Facility Area Acres Needed* Acres General Plan Proposals 
Hallmark 1,946 Fox School Uae Develop Hallmark Park for 
Fox Tot Lot ORS 6.8 Ted active recreation. 
Hallmark See 
Park 
Wakefield iO 
Carlmont By 05 Belameda 3870 10.9 (G9) Acquire and develop 10 acre 
Carlmont Park for active 
recreation. 
Western Hills 439 Carlmont sal AS (1.4) Incorporate recreational facili- 
Summit ties in any development plans 
for the Western Hills. 
Chula Vista 1,208 McDougal 4.5 Ay 0.3 Maintain recreation use of 
School McDougal School. 
Sunnyslope 1,541 Rebec O23 aS Co 00) 
TOTAL CITY 24,500 45.2 85.8 40.6 


* Based on standard of 3.5 acres per 1000 people as reported in De Chiara and Koppelman, Planning Design 


Criteria, 1969. 


Table 8 


Community Recreation Facilities 


Facility Acres 
Marina Park ZO 


General Plan Proposals 


Incorporate Sea Scout Base and 
sports complex into any development 
plan for the East Belmont area. 
Location and acreage to be deter- 
mined at time of approval of devel- 
opment plan for area. 


— SS i a a ee ee 


Waterdog Lake N55 
Twin Pines Park 19.6 
Ralston Intermediate School WoL. @ 
Carlmont High School Agee) 


Total 114.6 


Maintain as a largely passive re- 
creation area with trails, fishing 
and picnicking. 


Emphasize development of cultural 
facilities on eastern portion with 
strong links to Central Business 
District. Keep area shown as Park 
on General Plan Diagram in natural 
state with trails, picnic areas. 


Cooperate with Belmont School Dis- 
trict to improve and maintain fa- 
cilities for community recreation- 
al use. 


Cooperate with Sequoia Union High 
School District to ensure continued 
public recreational use. 
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SPACE 


Goals 


To designate and protect open space lands for the preservation of 
scenic areas, views, trees, natural drainage channels and plant and 
wilcilife habitats; for the managed production of natural resources; 
for outdoor recreation; for protection of historical and cultural 
resources; for public health and safety and for structuring urban 
development. 


To provide opportunities for the enjoyment of natural beauty, 
solitude and relief from the pressures for urban life. 


To actively pursue all sources of funding to acquire open space lands. 
To actively explore various methods including, but not limited to, 
regulation, full acquisition, transfer of development rights, and 


less than fee purchase for protecting open space resources. 


To establish priorities for the acquisition and protection of open 
space lands. 


To provide open space areas as separations between incompatible land 
uses. 


ies 


Polic 


In any land development project, the basic visual character of the 
Planning Area should be conserved through project design. 


All major visual features, such as ridgelines and steep valley sides, 
should be preserved through regulation or public acquisition of fee 
title or lesser interest. 


Areas hazardous to the public safety and welfare should be retained as 
open space. Areas that fall into this category include: 


a. Hillsides generally over 30 percent slope. 

b. Fault zones - bands on either side of known fault traces 
sufficient to include lands of probable ground rupture. 

rom Areas of geologic instability. 

da, Flood hazard areas. 


Open space along Belmont Creek and Belmont and O'Neill Sloughs should 
be protected from encroachment through conservation easements, public 
acquisition of streamsides and other appropriate devices which will 
help preserve them in an essentially natural state. 


A variety of vistas should be provided and preserved ranging from the 
small enclosed private views to the more distant views shared by many 
people. 


Oy Areas and sites of historical and archaeological significance should 
be identified and, as appropriate, preserved or commemorated. 


ke Landscaped open spaces should be included in new developments, 
especially in commercial areas and along streets and pathways. 


8. Measures should be taken to improve the visual quality and safety of 
pedestrian ways along roads. 


9. As appropriate, the City shall seek funds for open space preservation 
from federal, state and county governmental agencies and from private 
sources, 


10. Sources of local funding for acquiring and maintaining open space 
should be explored such as tax overrides, transfer tax, bond issues, 
and special fees. 


ll. In the Western Hills and San Juan Canyon areas, development shall be 
clustered to the maximum extent possible with the majority of the land 
retained in open space. 


12. The City shall explore opportunities to obtain easements to establish 
a trail system linking residential areas to Open space lands, 
schools, parks and commercial areas. 


13. The City should establish a program to identify and protect heritage 
trees on both public and private property. 


14. The City shall prohibit off-road motorized vehicle use of open space 
areas to prevent environmental damage. 


15. The City should work with citizens to establish priorities for open 
space preservation. 


16. Open spaces should be provided as possible to separate incompatible 
uses, especially single family residential use from commercial and 
industrial uses. 


Description and Action Program 


This portion of the Land Use-Open Space Element provides a framework for 
the preservation of open space within the Planning Area. If the open space 
character of Belmont is to be preserved, both public and private efforts 
are essential. Open space proposals are included in other portions of this 
Land Use-Open Space Element and in other elements of the General Plan and 
are only referenced here. Open space is defined as all of the space above 
the surface of the earth or water which is not occupied by structures or 
manmade impervious surfaces. Open space, therefore, is essentially three- 
dimensional. It is given definition by buildings and other structures, 
land forms, and prominent vegetation. 
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The concept of three-dimensionality is particularly important in open 
Space planning for Belmont because of the wide variations in topography. 
Hillsides, valleys and the Bay plain are emphasized in this element with 
policies to protect and enhance the open spaces in these areas and the 
quality of views to and from these areas. 


Belmont is fortunate in its location within regionally significant open 
spaces. To the east lies San Francisco Bay and spectacular views from many 
hillside areas within Belmont. To the southwest are San Francisco 
Watershed lands, permanently preserved as open space. Trails in the 
Western Hills area provide pedestrian access to these extensive open 
spaces. To the north lies Sugar Loaf Mountain. Most of the mountain 
visible from Belmont will be preserved as open space. Open space lands 
within Belmont complement and extend this regional open space setting. 


The General Plan Diagram shows large areas in the Western Hills and San 
Juan Canyon, the bird sanctuary in East Belmont, the Belmont and O'Neill 
Sloughs and a strip along El Camino north of Ralston Avenue as open space. 
In addition, the plan calls for preserving as open space, wherever 
possible, a corridor along Belmont Creek. Additional open space will be 
provided as part of large scale development to preserve visually prominent 
ridgelines, steep slopes, natural drainage channels, wildlife habitats, 
and significant stands of trees. 


A system of large and small open spaces is proposed to maintain and enhance 
‘the environmental and visual quality of the community. The system includes 
general open space and open space lands as described below. 


» General Open Space. The general open spaces in the Planning Area to be 
preserved and protected are: 


i Air Space Over the City. This is the pervasive open space that, ina 
strict sense, includes all open spaces. However, for the purposes of 
the action program, this component of the open space system is 
considered to be a residual -- that is, all open space other than that 
included in the more specific proposals set forth below. 


Air space is important to health and safety, providing light, air, 
sunshine, and privacy. It is also essential to the enjoyment of views 
and scenic beauty. 


Actions: 


a. Air space should be protected through zoning regulations con- 
trolling building height, bulk and lot coverage. 


b. Regulations to preserve solar access should be incorporated into 
subdivision and zoning regulations. 


Cs Specific controls should be established to protect views to and 
from the hillsides, especially governing the siting and stepping 
of structures on hillsides to protect the cross-canyon views. 
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Visual Corridors. The open space qualities of selected streets are 
significant to the visual character and form of the City. The visual 
quality of the Ralston Avenue, Alameda de las Pulgas, and El Camino 
Real corridors is of particular importance to the City. 


Actions: 


a. Maintain and improve the open space and visual qualities of the 
designated street and rights-of-way. 


by Establish and implement a program to plant and maintain street 
trees. 


CG: Underground utilities along designated streets. 


d. Establish criteria and standards for street lighting and street 
furniture. 


e. Review landscaping standards for improving street scenes in com- 
mercial and industrial areas. 


Ee Establish standards for landscaping parking areas especially 
along the east side of El Camino Real. 


Open Spaces in Residential Areas. Yards and landscaped areas in the 


City's single family residential neighborhoods are an extremely 
Significant form of open space as are the open space areas provided as 
part of multiple family or townhouse development. 


Actions: 


a. Adhere to minimum lot sizes and set back requirements in 
approving new residential development. 


b Encourage clustered residential development of unsubdivided 
residential land to preserve as much open space as possible. 


Open Spaces in Commercial, Industrial, Institutional and Mixed-Use 


Areas. Open spaces in these areas provide space for off-street 
parking, places for employees, customers, and clients to relax and 
converse, and visual separation of uses. These open spaces are not 
necessarily beautiful, but with care in location and design, provide 
visual variety in the City's more intensively developed areas. 


Actions: 


a. Define open space requirements for commercial, industrial and 
institutional uses. 


b. Establish standards for landscaping of parking lots and rights- 
of-way in commercial, industrial and institutional areas. 
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Open Space Lands. Open space lands are defined in Section 65560 of the 
State Government Code as any land or water area which is essentially 
unimproved, and devoted to an open space use including preservation of 
natural resources, managed production of resources, outdoor recreation and 
public health and safety. Open space lands are shown on the General Plan 
Diagram. Almost all of these lands serve more than a single open space 
function. 


aS Western Hills. A major portion of the Western Hills is designated 
open space. The open space consists largely of steep land between the 
Hallmark and Hastings Drive residential areas. This area has been 
dedicated or acquired aS permanent open space except for a large 
parcel west of Hastings Drive. Dedication of this parcel as open 
space is tied to implementation of the Concept Plan for Planned 
Developments 531 and 532 involving the development of 308 townhouses 
clustered on land east of Hastings Drive. The open space serves to 
define the urban area, reduce risk from geologic hazards, protect 
views and wildlife habitats, and provide space for passive outdoor 
recreation. 


Actions: 


a. Continue to seek permanent dedication of the remaining unac- 
quired or uncommitted open space land in the Western Hills as 
specified in the existing Planned Development zoning. 


Db Provide for public access to dedicated open space lands main- 
tained by Homeowners Associations in the Western Hills. 


Es Prohibit access to the open space lands in the Western Hills by 
off-road vehicles to prevent erosion, noise, disruption of 
habitats and other adverse impacts. 


Ze San Juan Canyon. Unsubdivided parcels in the San Juan Canyon area are 
designated aS open space. In general, these areas are without 
adequate street access and public services. Most of the land is over 
30 percent slope and some is geologically unstable. The open spaces 
are important elements in the natural drainage for the entire San Juan 
Canyon area. In addition to landslides and erosion hazards, 
wildfires are a potential hazard in this area. The plan allows for 
clustered residential develoment in these open spaces. Development 
should be designed to retain a majority of the land in its natural 
state. In particular, unstable slopes, slopes over 30 percent, 
natural drainage ways, stands of trees, and visually prominent ridge 
tops should be retained in open space. 


Actions: 
a. When fiscally possible, evaluate the larger parcels in the San 


Juan Canyon area to identify the specific locations to be 
protected as open space. 
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b. Explore means of protecting the most significant open space 
resources Of the Canyon on a permanent basis. 


Baylands Bird Sanctuary and Sloughs. The open space areas shown in 


East Belmont are linked by the sloughs to San Francisco Bay. The 
sloughs are important as drainage channels, fish and wildlife 
habitats and for water related recreation. The bird sanctuary is an 
Open space area serving as a habitat for birds and other marsh 
wildlife. 


Actions: 


a. Preserve open space corridors along O'Neill and Belmont Sloughs 
as part of mixed use development in East Belmont. 


b. Control location and design of structures and construction 
activities to protect the habitat function of the Bird Sanctu- 
ary. 


El Camino Real. The General Plan Diagram shows an open space strip 
along the east side of El Camino north of Ralston. Much of this area 
is used and will continue to be used for parking for train commuters. 
The open space designation signifies the need for landscaping and 
landscape maintenance to enhance the visual quality of this major 
transportation corridor. 


Actions: 


a. Seek assistance from Southern Pacific, Caltrans and other 
sources (e.g., a parking assessment district) to improve the 
appearance of this area. 


Undesignated Open Spaces. In addition to the open space areas shown 
on the General Plan Diagram, some open spaces are expected to be 
provided as an adjunct of new development. Many of the institutional 
uses in Belmont incorporate significant open space as recognized in 
the institutional land use policies. City parks, especially Waterdog 
Lake and Twin Pines Park are planned as natural parks and serve as 
open space for outdoor recreation. 


Actions: 


a. Preserve open space land which serves one or more open space 
functions in new developments. 


b. Encourage major institutions in the community to maintain 
visually prominent, heavily wooded, or steep portions of their 
land in open space. 


Park and Recreation Areas. These areas provide open space for outdoor 
recreation and are described in the recreation portion of the Land Use 
and Open Space Element. 


Trails and Paths. 


Scenic Highways. These routes provide open space for outdoor 
recreation and are described in the Circulation Element. 


These routes provide open space for outdoor 
recreation and are described in the Circulation Element. 


CIRCULATION ELEMENT 


Purpose and Relation to Other Elements 


The Circulation Element describes facilities for the movement of people 
and goods within and through the Planning Area. It is strongly related to 
the Land Use-Open Space Element because it establishes the spatial 
characteristics of the transportation system; including streets, highways, 
rail service, transit, bicycle and pedestrian facilities, and parking 
facilities needed to serve the planned land uses. Transportation 
facilities are also themselves an important use of land occupying about 
14.5% of the 2,750 acres in Belmont's Planning Area. Incorporated into 
this Circulation Element are the provisions for conserving the visual 
qualities of the scenic streets and highways in the Planning Area. 


Goals 


i To provide a transportation system consistent with the residential, 
small city character and physical setting of Belmont. 


2): To accommodate each mode of transportation on a route designed and 
located to provide for the enjoyment and safety of the individual and 
to cause minimum interference with adjacent uses of land. 


eee To protect and enhance those highways and roadways which, together 
: with their adjacent corridors, are endowed with special scenic 
qualities. 


Ae To route through vehicular traffic around, rather than through, 
residential neighborhoods. 


5 To encourage the provision of public and private transportation 
facilities and services for the benefit of Planning Area residents, 
and to reduce the dependence on the automobile for travel. 


Gy To support improvement of north-south mass transit service. 


the To provide additional off-street parking in the Central Business 
DISELICE, 


33 To promote energy efficiency in meeting transportation needs. 


9. To limit truck and other heavy traffic to the level necessary to 
reasonably serve local business and industry while minimizing dis- 
ruptive effects on residents, businesses and the functional organ- 
ization of the community. 


10. To provide a system of hiking and riding trails, pedestrian paths, 
bicycle paths and lanes to: 


a. provide recreation, particularly scenic, quiet, leisurely 
neighborhood walks and rides; 
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bi furnish easy access to trails from individual properties; 
Cs permit safe, pleasant travel among parts of the community; 


an connect local areas within the City to through trails and paths 
and regional trail and path systems; 


e. create opportunities for nature and conservation education. 


Policies--Trafficways 


i. 


10. 


No new major thoroughfares are needed to serve the growth and 
development anticipated in the plan. The changes to the existing 
system will be primarily to maintain and improve existing facilities 
to ensure safety and reasonable convenience of use. 


Through traffic should be routed to streets on the periphery of 
residential areas to the maximum extent possible. 


When it is determined that through traffic is adversely affecting a 
residential area, reasonable actions should be taken to re-route the 
traffic or otherwise reduce the traffic or mitigate its effects. 


All arterials, major collectors, collectors, and minor streets (as 
defined in this element) should be public streets. 


Streets and roads should be designed for safe travel at moderate 
speeds and for low maintenance costs. 


Street and road improvement standards, including rights-of-way, 
pavement width and grade, should provide for reasonable safety and 
recognize variations in local physical conditions. 


New roads and improvements to existing roads should be designed to 
minimize visual and environmental impacts. 


Arterials and major collectors should have rights-of-way of suffi- 
cient width to permit planting of trees and shrubs to provide a 
substantial buffer between the roadway and adjoining properties, 
particularly through residential areas. 


New streets and roads should be located, designed and landscaped to 
preserve the beauty of the area, prevent erosion, and help shield 
residents from noise and air pollution. To the extent possible trees 
and vegetative cover should be retained and grading should be 
minimized. 


New stop signs, traffic signals or other means of traffic control 
should be installed only where necessary to ensure safe use of a 
roadway or intersection by automobiles and pedestrians. 
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Through commercial and industrial truck traffic shall be restricted 
to arterial streets. In particular, truck traffic to and from the 
Harbor Industrial area shall be diverted from local streets in the 
Homeview neighborhood. 


Pedestrian and bicycle crossings should be designated at appropriate 
locations with adequate sight distance and clearly distinguished 
Signs and lane markings. 


All traffic entering arterials or major collector streets should be 
controlled by stop signs, channelization or other appropriate de- 
vices. 


The City should continue discussions with the state to encourage 
improvements along El Camino Real including the addition of land- 
scaped median strips and left-turn stacking lanes. Widening of El 
Camino Real should be supported only when absolutely necessary based 
on traffic volumes and adequate plans to protect the properties along 
the roadway. 


The City should encourage Caltrans to improve the visual character of 
thesuss. 101 corridor’, 


Traffic entering U.S. 101 southbound should be encouraged to use the 
Harbor Boulevard on-ramp to relieve congestion at the Ralston Ave- 
nue/U.S. 101 interchange. 


Belmont will cooperate with neighboring cities to minimize the 
impacts of intercity traffic. 


Policies--Public and Private Group Transportation 
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The City should encourage the development of the El Camino Real and 
Southern Pacific rights-of-way as a major intercity transportation 
corridor to accommodate mass transit as well as automobile, bus, and 
bicycle movement. 


Public transit on regular schedules should be provided along El 
Camino Real, arterial streets and, as possible, major collectors. 
Services to increase the mobility of the aged and handicapped who 
depend on public transportation should be provided. 


Commuter buses, van polls and other forms of private transit should be 
encouraged or required, where appropriate, especially in conjunction 
with major new industrial or commercial development. 


The establishment of commuter park and ride stations should be en- 
couraged. Such stations should be located and improved to have 
minimum impact on adjoining uses. 


The City shall encourage improvement of bus routes and schedules to 
provide transportation to commuter trains, local school and recrea- 
tional facilities without infringing on quiet neighborhoods. 
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Policies--Scenic Streets and Highways 


Bl 


To preserve and enhance scenic corridors, the City should establish 
design standards to: 


a. Control the siting, height and design of new structures within 
scenic corridors. 


Ds Reduce grading to a minimum in any development within the 
corridors. 


Cz Control removal of existing trees and shrubs, to revegetate 
graded areas and to screen objectionable views. 


cs Acquire wider rights-of-way or scenic (conservation) easements 
where necessary to ensure preservation of scenic areas immed- 
iately adjacent to roads. 


e. Establish a systematic program for undergrounding overhead 
utility wires. 


Special design and landscaping features should be established for 
visually important entrances to the City including the Ralston 
Avenue, Alameda de las Pulgas and El Camino Real entrances. 


Views from Ralston Avenue of the hillsides and canyons of the western 
hills, Sugarloaf Mountain and the steeply sloped, wooded canyons in 
the San Juan area should remain unobstructed. 


Landscaping to screen unsightly areas within scenic corridors but 
outside the public rights-of-way should be encouraged. 


The City will cooperate with the County to establish a consistent 
approach for scenic conservation in the County's Scenic Roads System. 


Policies--Parking 


aS 


Additional off-street parking should be provided in the downtown area 
through direct public purchase and development of land for parking 
facilities, formation of a parking assessment district, strict 
enforcement of existing parking requirements for new commercial, 
office and residential development, and/or other appropriate ap- 
proaches. 


No new non-residential use shall be permitted unless adequate off- 
street parking and loading spaces can be provided. Standards for off- 
street parking and loading shall be reviewed and revised as needed for 
all non-residential uses. 


Non-residential property owners along Old County Road shall be en- 
couraged to obtain and develop joint use off-street parking areas to 
serve existing businesses and anticipated new development. Such 
parking areas should be landscaped or fenced or otherwise screened 
from adjoining residential uses. 
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Limited handicapped parking and wheelchair access should be provided 
at all new public facilities and businesses. 


In residential areas, the intensity of use shall not be increased 
unless adequate off-street parking is provided. Standards shall be 
reviewed for off-street parking in residential areas and standards 
established for the use of public rights-of-way for residential off- 
street parking. 


Control of 24 hour on-street parking in established residential 
neighborhoods will be exercised only where necessary to ensure public 
Safety (e.g. reasonable sight distance, fire truck access, garbage 
collection and maintenance of public facilities). On-street parking 
controls shall not be exercised solely for the purposes of improving 
traffic £low. 


Policies--Sidewalks, Trails and Pathways 
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Public sidewalks shall be required in conjunction with all new non- 
residential development. Sidewalks in the CBD shall be of special 
design. 


Public sidewalks shall be installed in all new residential develop- 
ments except in areas where construction of sidewalks would be 
incompatible with existing development and/or require excessive 
grading or tree removal. In such cases, adequate roadway shoulders, 
or alternative trails and pathways shall be provided to ensure the 
safety of pedestrians and bikers. 


The City shall maintain and encourage use of the existing system of 
main and neighborhood bike routes. Bike lanes or pathways shall be 
incorporated into the circulation system of any new subdivision. 


The system of pathways providing access to the open space areas in the 
Western Hills and the San Francisco Watershed shall be preserved and 
maintained and pathways shall be developed to provide access to the 
Bay. 


Bicycle and pedestrian paths should be provided within scenic 
corridors wherever possible. 


A detailed plan shall be prepared and implemented for a comprehensive 
off-street trails and paths system in the City. The plan shall 
include standards for trail location, alignment and construction to 
achieve the following objectives: 

a. Disturb the natural terrain and vegetation as little as possible 


b: Provide a variety of experiences for users 


Cy Provide convenient, safe passage 
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ais Minimize intrusion on privacy in residential areas 
e. Encourage use without incurring excessive maintenance costs 


Ce. Align trails along streamsides to parallel but not intrude into 
riparian vegetation or actual stream channels. 


Description--Trafficways 


The street system within Belmont consists of freeways and highways, 
arterials, major collectors, collectors and minor streets. The system is 
Structured around arterial streets designed to carry large volumes of 
traffic around, rather than through, residential, commercial and indus- 
trial districts. The arterials are fed by collector streets which collect 
traffic from minor streets within each of the districts. Usable road 
width, sight distance and travel speed generally increase as one moves from 
minor streets to wider, higher volume traffic carriers. 


The general standards for pavement and right-of-way widths are listed 
below. Local conditions, especially topography, may necessitate modifi- 
cation of these standards. Detailed standards for street improvements are 
set forth in the City's subdivision regulations and street standard 
specifications. 


Pavement Right-of-way 
Street Category Width Width 
Freeway and State Highway Established by State 
Arterial 48' - 64' 84" - 100' 
Major Collector 36..=,.40) 60' 
Collector 36" — 40' 60' 
Minor 24° = 36' 50' 


Freeways and Highways. Three freeways pass through or near the Belmont 
Area: U.S. 101, Interstate 280 and State Route 92. U.S. 101 and Interstate 
280 are major north-south links between the cities of San Francisco and San 
Jose. State Route 92 iS an east-west connection between these two 
freeways, and also provides access to the San Mateo County Coastside and 
the East Bay via the San Mateo Bridge. The California Division of Highways 
would be responsible for any modifications in alignment or interchange 
areas of the freeways. The plan assumes that no major changes in alignment 
will occur. However, redesign of the U.S. 101/Ralston Avenue interchange 
might need to be considered in conjunction with significant new develop- 
ment in the East Belmont area. Such improvements will have to be 
coordinated with development east of 101 in adjoining cities, particularly 
Redwood City. 


El Camino Real (State Route 82) is an intercity traffic carrier which runs 
parallel to the Southern Pacific Railroad tracks. El Camino Real presently 
carries four lanes of traffic. No additional traffic lanes are proposed 
for the time period of this plan. The City will continue to work with the 
state to develop plans for a landscaped median strip along El Camino with 
left turn stacking lanes at major intersections. The plan also supports 
efforts to improve the appearance of the El Camino right-of-way through 
landscaping, sign controls, and attention to the design of new and 
remodeled structures. Landscaping is especially needed along portions of 
the east side of El Camino and in conjunction with the development of the 
few vacant parcels along the west side. 


Arterial Streets. Arterial streets comprise the major network of streets 
within the community. Arterials link residential, commercial and indus- 
trial areas with the freeways and highway system, provide access to other 
transportation facilities, and serve as emergency service and evacuation 
routes, especially in the event freeways or highways are blocked. 
Arterials are typically 2 to 4 lane streets with controlled parking and 
restricted access to adjacent parcels. 


Arterials in Belmont are: 


Pavement Right-of-way 
Arterials Lanes Width Width 

Ralston Avenue 2-4 48' - 64' 8 4ee— 0 OF 
Alameda de las Pulgas D4 20" - 48' 50S =e 
Old County Road (South 

of Ralston) 2 64' 84' 
Harbor Boulevard 4 sy! 100' 
Industrial Way 4 64' 84' 


RALSTON AVENUE. This street is the only east-west arterial through 
Belmont. It connects U.S. 101 with State Route 92 and Interstate 280 and 
intersects most other arterials in the City. The roadway is four lanes 
from State Route 92 to Alameda de las Pulgas and from South Road to U.S. 
101. From Alameda de las Pulgas to South Road, there are two traffic lanes 
with a center lane used for two-way left turns. 


Ralston Avenue west of Alameda de las Pulgas is a county-designated scenic 
road. It is designated by Belmont as a scenic road throughout its length. 
The plan places high priority on protecting the scenic character of Ralston 
Avenue. Roadway intersection modifications are to be limited to those 
essential for traffic safety. 
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ALAMEDA DE LAS PULGAS. The Alameda from Ralston Avenue to the San Carlos 
City boundary is a four-lane road with on-street parking at some points. 
From Ralston Avenue to the San Mateo City line, Alameda is a narrow, two- 
lane road lined with single family homes. MThe Alameda has sufficient 
Capacity to carry traffic volumes anticipated during the time frame of the 
plan and, therefore, no major street improvements are proposed. 


OLD COUNTY ROAD. Old County Road is a two-lane, north-south arterial 
serving residential, commercial and industrial development east of the 
Southern Pacific Railroad tracks. From Ralston Avenue south to Harbor 
Boulevard, it serves as an arterial and is so designated on the Plan 
Diagram. The street provides access to numerous parcels; driveways and 
entering-exiting traffic restrict both traffic flow and on-street parking. 
Improvements needed to relieve existing and anticipated traffic congestion 
include increasing off-street parking and limiting access to the extent 
possible. If on-street parking were eliminated, the road could accom- 
modate four lanes of traffic. However, the present development pattern 
presents a formidable obstacle to providing off-street parking convenient 
to the various businesses. Additional landscaping and improvements in 
building design are needed to improve the overall character of the route. 


HARBOR BOULEVARD. This four-lane street with parking on both sides 
connects El Camino Real to the Bayshore Freeway. It carries traffic to and 
from the Harbor Industrial area and has adequate papac tty, for existing and 
anticipated traffic volumes. 


“INDUSTRIAL WAY. This four-lane road connects Harbor Boulevard with the 


industrial areas to the south and provides access to properties within the 
Harbor Industrial area. The capacity of Industrial Way should be adequate 
throughout the planning period. 


Major Collector Streets. Major collectors are designed to carry through 
traffic from local traffic generators (schools, employment and shopping 
centers) and minor streets to arterials. They are generally two-lane 
streets with restricted cross traffic. Major collector streets in Belmont 
are: 


Pavement Right-of-Way 
Major Collectors Width Width 
Carlmont Drive 40' 6G' 
Chula Vista Drive 2 55." «= 60 ° 
Cipriani Boulevard 24' 50: 
Hallmark Drive 40' 60' 
Hastings Drive aoe 50. 
Hiller Street 40' 60' 
Notre Dame Avenue 24' -— 40' 40' - 60' 
Old County Road (north of Ralston) 64' 84' 
Sixth Avenue/O'Neill 40' 60' 


No new major collector streets or substantial improvements to existing 
major collectors are proposed in this plan. However, the City may acquire 
additional right-of-way or pavement width, if necessary, to meet the 
standards of this plan or to mitigate the traffic flow and parking problems 
along Old County Road described above. 


Collector Streets. Collector streets carry traffic from a portion of a 
neighborhood or a particular traffic generator. Collectors are two-lane 
Streets with characteristics similar to the major collectors. Collector 
streets in Belmont are: 


Pavement Right-of-way 
Collectors Width Width 
Dale View 34' SAS 
Masonic 34' 54 
Waltermire 28' 50' 
Davey Glen 40' 50' 
Hillman/North/Ruth Payne By 40' - 50' 
Emmett 36' 30) Y 
Sixth (South of Ralston) 80y 40' 
San Juan 24' 50° 
Christian/Marsten 24' - 32' 50) © 
Lake Rd. (Carlmont to Lyall) a 5 Oh 
Continentals 40' 60' 
Marine View 34' 54' 
Middle 24° 40' 
Hillman/Mills 24' SOM 
Arbor Ibis} 40' 
Harbor/Molitor (from Paloma South) 20 40' 
Hillcrest 28' 50' 
Shoreway 40' 60' 
Lyall S20 50M 
Davis 40' 60' 


Under this plan, Valerga Drive would be extended with a 50 foot right-of- 
way aS a collector street to serve future development in the Western Hills, 
and Shoreway Road would be extended with a 60 foot right-of-way as a 
collector street to serve future development in the East Belmont neighbor- 
hood. Some collectors in the Central Business District may require 
widening to implement plans to improve circulation and parking in the 
downtown area. The right-of-way and pavement widths of any new collectors 
should meet the standards of this plan. 


Minor Streets. Minor streets provide access to abutting property. They 
are designed to discourage through traffic and are an important element in 
community design providing a framework for building location. Additional 
Minor streets will be needed in Belmont to provide access to new 
development, particularly in the Western Hills and East Belmont areas. 
Also, alignment and configuration of the system of minor streets in the San 
Juan area needs to be determined. An important aspect of the San Juan area 
circulation system will be the identification of through road connections, 
either open or restricted to emergency use, to insure secondary access in 
times of emergency. 
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Road Conditions and Traffic Flow. Previous studies of road conditions, and 


traffic flow at intersections have been used to establish phased programs 
for improvements to the street system. These efforts and programs shall 
continue and be expanded or modified as appropriate based on changing 
conditions. 


A number of streets have been identified that are substandard with respect 
to curbs and gutters, width and pavement condition, or which are presently 
unimproved. Construction of curbs and gutters is required for new 
development in areas lacking these improvements, primarily in the Central 
and Country Club neighborhoods. An ongoing phased street overlay program 
will improve pavement condition and extend the life of existing streets. 


Old County Road, Masonic Way, Waltermire Street, Emmett Street, Arbor 
Avenue, Lake Road, Molitor Road, Shoreway Road and portions of Notre Dame 
Avenue and Sixth Avenue, have been identified as substandard in width. 
Many of these streets cannot be widened without severe disruption to 
adjacent uses or unacceptable loss of parking capacity. Widening of all or 
portions of these streets should occur only when and if necessary for safe 
movement of traffic. Decisions regarding the future of the unimproved 
roads in the San Juan area will be made following evaluation of physical 
conditions and possible development patterns in this area. 


This plan also recognizes the fact that many of the existing streets in 
residential areas are curving, narrow and have traffic flow and sight 
distance problems due to inadequate access to adjoining private property, 
on-street parking, or other local conditions. When deemed necessary for 
public safety by engineering data and analysis, special restrictions or 
improvements may be employed to address local problems. 


Peak hour traffic volumes were established at 25 major intersections in 
Belmont in March 1979 (TJKM Transportation Consultants). The information 
was used to determine the existing level of service at each intersection. 
The levels of service as defined in the Highway Capacity Manual are: 

A Free flow 

B Stable flow 

c Stable flow (acceptable delay) 

D Approaching unstable flow (tolerable delay) 

E Unstable flow (congestion; intolerable delay) 

F Forced flow (jammed) 
All intersections were judged to provide level of service A or B except the 
intersections of Ralston Avenue with Alameda de las Pulgas (D), Notre Dame 


Avenue (D), Sixth Avenue (C), El Camino and Old County Road (both presently 
C but approaching D). Congestion at these intersections is not expected to 


worsen Significantly with full development in accord with the General 
Plan. Changes in signalization and left turn stacking will be explored to 
maintain or improve existing service levels as needed; however, changes in 
alignment or configuration of the intersections will be considered only in 
cases where traffic safety is impaired. The City's residents choose to 
accept some inconvenience in the form of slow traffic movement through 
these intersections in order to preserve the scenic character of Ralston 
Avenue. 


Description--Public and Private Group Transportation 


Public and private transportation facilities provide for the movement of 
goods and people generally along fixed routes and on a fixed schedule in 
contrast to the circulation system of roads for private automobiles and 
trucks which permits random movement. Belmont is served by rail, bus and 
air transportation. Rapid transit, long studied for the Peninsula, is 
unlikely to be implemented during the time period of this plan. 


Rail. Rail service to Belmont consists of the Southern Pacific Railroad 
line from San Jose to San Francisco. Caltrans is now operating passenger 
service on the line and the City supports the continued operation of this 
service. A significant portion of Belmont residents work in San Francisco 
Or north San Mateo County and many commute by rail. The Belmont depot, 
located near Ralston, east of El Camino is accessible by automobile or bus. 
AS patronage increases, car or van pooling, bus or other means of 
transportation to the depot will be encouraged to avert excessive demand 
for parking spaces. Rail spur lines serve the Harbor Industrial area 
southeast of the City. 


Public Bus. The San Mateo Transit District (Samtrans) provides intercity 
bus service to all of the cities of Bayside San Mateo County. Local service 
is available to most parts of Belmont and commuter service is available via 
express routes along Bayshore Freeway. The Transit District has assumed 
the commute function of the Greyhound Line within the County. 


Air. The San Mateo County Airport at San Carlos is a general avaition 
facility located southeast of the City. The airport is primarily oriented 
to private planes used for business and pleasure. For commercial flights 
Belmont residents use the San Francisco International Airport and the 
Oakland Airport. San Francisco International Airport can be reached by 
Belmont residents by private vehicle and by Samtrans bus. 


Private Ground Transportation. Some private carriers (e.g. Patchett Bus 


Service) have been created to help meet the public need for group trans- 
portation. The City encourages such private services. Also, the City 
Supports and where appropriate will require, that business and industry 
provide car or van-pooling for their employees. 
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Description--Scenic Streets and Highways 


A description of the major scenic roads within or in the vicinity of 
Belmont is provided below. 


Junipero Serra Freeway (Interstate Route 280). This freeway extends from 
San Francisco to San Jose passing just west of the Belmont City limits. 


Designated by some as the world's most beautiful freeway, Interstate 280 
offers panoramic views of the Bayside and the San Francisco watershed 
property. The highway was designed to blend with its natural surroundings, 
and two of its bridges have won national awards for excellence of design. 
This road is included in the State Master Plan for scenic highways. 


J. Arthur Younger Freeway (State Route 92). In San Mateo County this 
freeway extends from the Alameda County line in the center of San Francisco 


Bay to the Junipero Serra Freeway (11.4 miles) passing just north of 
Belmont. From the apex of the San Mateo bridge, 160 feet above the deep 
water channel, the traveler has an unsurpassed sweeping view of the Bay and 
the Bayside cities from San Francisco to Palo Alto, against the background 
of the Skyline ridge. Through San Mateo the elevated freeway presents a 
view of the surrounding urbanization. From the Alameda de las Pulgas, the 
road climbs into the foothills and open space beyond. 


Alameda de las Pulgas. This intercity street is located between Crystal 
Springs Road in San Mateo and Woodside Road in Redwood City (9.1 miles). 
The Alameda is an urban street which passes through the cities of San 
Mateo, Belmont, San Carlos and Redwood City. This foothill road traverses 
diverse residential areas, crosses wooded creeks, and offers panoramic 
urban and Bay views from vantage points along the route. Within Belmont, 
it is a narrow tree-lined residential street from the San Mateo City line 
to Ralston Avenue. South of Ralston Avenue it widens to four lanes, 
passing shopping, residential and educational facilities. It is a locally 
designated scenic road. 


Ralston Avenue. This route is located between Bayshore Freeway (U.S. 101) 
and the J. Arthur Younger Freeway (4 miles). Ralston Avenue ascends the 
eastern foothills of Belmont and connects Bayshore Freeway with Polhemus 
Road. Only the portion between Alameda de las Pulgas and Polhemus Road is 
included in the County Scenic Roads System. The section between Bayshore 
Freeway and Alameda de las Pulgas is a locally designated scenic highway. 
Exceptional views of San Francisco, the Bay and Bayside communities are 
visible from the roadside. From Bayshore Freeway to El Camino Real, the 
road passes through commercial and residential areas. From El Camino Real 
to Alameda de las Pulgas, the facility is a two-lane, tree-lined 
residential road. From the Alameda, the road widens to four lanes as it 
climbs to the crest of the foothills adjacent to the San Francisco 
watershed property. 


Description--Parking 


Additional off-street parking is needed in the commercial areas along Old 
County Road and in the Central Business District. Options to provide space 


for this purpose will be defined in preparing a specific plan for the 
Central Business District and through cooperative efforts with land owners 
along Old County Road. 


Many lots in the Central, Country Club and Cipriani neighborhoods lack 
provisions for off-street parking resulting in hazardous traffic flow 
conditions and hazards to pedestrians due to cars parked on the street. 
Off-street parking is required in new residential development, but solving 
the parking problems in older, fully developed neighborhoods is con- 
strained due to existing physical conditions and ownership pattern. As 
Opportunities arise from remodeling, rebuilding or other modifications to 
the existing development pattern, appropriate new off-street parking will 
be required. Also, some areas presently used for on-street parking may 
have to be eliminated or restricted to ensure traffic and pedestrian safety 
consistent with the policies of this plan. 


Description--Sidewalks, Trails and Pathways 


Provision for pedestrian movement is an important part of the circulation 
systems. Sidewalks and paths are needed to permit safe walking within and 
between neighborhoods. Safe means of walking to schools and parks are 
especially important. Sidewalks are required in all new residential 
developments. However, in steep portions of the Western Hills, Belmont 
Heights and San Juan neighborhoods, paths composed of permeable materials 
_May be more appropriate both to reduce surface water runoff and the width 
-of right-of-way required for circulation. 


Trails presently follow the Belmont Creek Canyon through the Western Hills 
neighborhood providing access to the San Francisco watershed property. 
The General Plan call for development of a detailed trails plan to extend 
the community pathway system throughout open space areas of the Western 
Hills and the San Juan Canyon areas. The trails plan should define public 
access to the banks of Belmont Slough and pathway connections to the 
recreation facilities in the City. 


A well-defined, interesting pedestrian connection is needed between the 
retail uses of the Central Business District and the cultural-recreational 
uses at Twin Pines Park. This should be developed in conjunction with 
development of lands adjacent to the park. Also, residential lands south 
of the park should have pedestrian access to the park through the property 
commonly known as Twin Pines Parcel No. 3. Routes should be established, 
as possible, to serve the Sunnyslope Avenue and Paloma Avenue areas. 


A Bike Route Plan was adopted for Belmont and is included by reference as 
part of this General Plan. The Bike Route Plan designates main and 
neighborhood routes. Two regional bike trails are located outside of the 
City limits to the west in the San Francisco watershed property and to the 
east through Redwood Shores. The two regional systems as well as the main 
bike route through Belmont are consistent with the San Mateo County 
bikeways plan. 
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Standards for designation and construction of main and neighborhood bike 
routes in Belmont are those adopted by the California Department of 
Transportation. In general, the bike route designations in Belmont 
consist of signing and roadway striping to provide separate bike lanes. 
Bike paths separated from automobile traffic will continue to be provided 
whenever possible. 
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PART 3 - ELEMENTS OF COMMUNITY QUALITY 


This part of the General Plan contains the Noise, Seismic Safety-Safety, 
Conservation and Housing elements as required by state law. These elements 
are grouped because they all deal with characteristics of community 
development other than its location. Together, the goals and policies of 
these elements help to define the quality of Belmont's natural environment 
and physical development. 


NOISE ELEMENT 


Purpose and Relation to Other Elements 


Noise, often at obtrusive levels, is part of the modern suburban 
environment. Cars, airplanes, trains, lawn mowers, chain saws, model 
airplanes and a myriad of motorized devices create noise of varying 
intensity and duration which produces effects on people ranging from 
slight annoyance to impairment of health. The Noise Element identifies 
major sources of noise in the community, records noise levels and their 
effects and contains goals and policies to minimize the adverse effects of 
noise. The Noise Element is closely related to the Land Use-Open Space, 
Circulation and Housing elements. 


Goals 


hs To ensure that continuous ambient noise levels throughout the 
community are compatible with land uses and activities. 


Zs To establish standards relating land uses to noise levels. 


Be To review proposals for changes in land use and occupancy to ensure 
compatibility with noise standards. 


4. To mitigate existing noise problems in the community. 
Policies 
L A noise ordinance shall be adopted. 


2s Proposed changes in land use and occupancy shall be evaluated for 
compatibility with the noise environment. Table 10 and Figure 8 of 
this element will be used to assess compatibility. The following 
interpretation of Table 10 will apply: 


a. No land use shall be approved in an area where the noise level 
renders the use clearly unacceptable. 


b, If the noise level renders a proposed use conditionally accep- 
table or normally unacceptable, an acoustical study shall be 
undertaken and noise mitigation measures required, as necessary, 
to reduce the noise to normally acceptable levels for the use. 
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Cr Unless mitigation can be assured, no land use should be approved 
where the noise level renders the use normally unacceptable. 


eh No new land use should be approved which generates a noise level above 
65 dBA on adjacent residential property. 


4. Any expansion or change in flight patterns of the San Carlos Airport 
that will cause noise levels in Belmont to exceed City standards shall 
be opposed. 


Se Use of carpooling, bike paths, and public transportation to reduce 
the level of automobile traffic shall be encouraged. 


6. Off-road vehicles shall be prohibited in areas designated on the 
General Plan diagram as open space and parks. 


ds The City should provide information to businesses and homeowners to 
assist them in noise abatement efforts. 


Description 


Belmont is generally a quiet community. However, in certain areas noise is 
an existing and potential problem. The following discussion describes the 
sources of noise, noise sensitive land uses, standards relating land uses 
to noise levels, existing and projected exposure to noise, and possible 
Measures to reduce present and future noise levels. 


Sources of Noise. The most pervasive sources of noise in Belmont are 
automobile and truck traffic and inadequately mufflered motorcycles and 
dirt bikes. Other sources with more localized impact include trains, 
airplanes and industrial activities. 


AUTOMOBILE AND TRUCK TRAFFIC. Traffic noise is most intense along Bayshore 
Freeway, Industrial Way, Harbor Boulevard, Old County Road, El Camino Real 
and Ralston Avenue. Figure 7 shows the existing noise level contours along 
these traffic corridors (including the Southern Pacific tracks). Noise 
levels are expressed in decibels on the A scale exceeded ten percent of the 
time (Ly) - The highest noise levels (over 80 dBA) occur along Harbor 
Boulevard and Industrial Way within the Harbor Industrial district. Noise 
levels exceeding 75 dBA have been recorded along Bayshore Freeway, the El 
Camino-Southern Pacific-Old County Road transportation corridor, Alameda 
de las Pulgas south of Ralston and parts of Ralston Avenue west of the 
Alameda. Noise levels attenuate to below the 65 dBA level over a short 
distance in the Ralston and Alameda corridors. The noise affected 
corridors are significantly wider along Bayshore Freeway and the El 
Camino-Southern Pacific-Old County Road corridors. 


MOTORCYCLES AND DIRT BIKES. Noise levels from motorcycles and dirt bikes 
have not been measured in Belmont. The most severe problem is caused by 
off-road motorcycle riding in the open space areas of the Western Hills. 
Because the area is generally quiet and intended for passive recreation and 
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EXISTING NOISE LEVEL , y BELMONT 


SAN MATEO COUNTY CALIFORNIA 


NOTES - 
3, TRAFFIC VOLUMES FOR EXISTING CONDITIONS CONTOURS ARE SUBJECT TO A RANGE OF + 3DBA, 
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TION REPORT NO, DOT-TEC-PHWA- ow 1990 and 1995 DEMAND VALUES, 
| ATTENUATION NOT CONBIDERED FOR BUILDINGS, COMMITTEE AND ARE GIVEN IN COMMUNITY NOISE 1S 


CONTOUR VALUE. 72-1 & 72-2 
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peaceful enjoyment of natural beauty, vehicle noise is particularly 
noticeable and disruptive. The Environmental Protection Agency and the 
state have both established noise standards for new on- and off-road 
motorcycles and state law requires that motorcycles and dirt bikes be 
equipped with mufflers. However, even if these standards were fully 
enforced, the noise levels from these sources would still exceed that 
normally acceptable for open space and outdoor recreation uses. 


TRAINS. Passenger and freight service on the Southern Pacific tracks 
contributes to the noise levels ranging from 75 dBA to 65 dBA in the El 
Camino-Southern Pacific-Old County Road transportation corridor as shown 
in Figure 7. Based on the number of trains operating in 1978, the average 
noise levels along a "typical" stretch of track in San Mateo County are: 


Distance From Noise Level on the 
tracks an Feet Lan Or CNEL Scale in dBA 
100 76 
200 78 
400 67 
800 61 
1600 So) 


Source: Martin-Carpenter, 1979 


AIRPLANES. Parts of Belmont east of El Camino Real are impacted by noise 
from air traffic using both San Francisco International Airport and San 
Carlos Airport. Flights bound for San Francisco International Airport 
occasionally use an approach pattern over the City of Belmont, however, 
this occurs infrequently and is not considered a major problem. Fights 
from San Carlos Airport affect noise levels primarily in East Belmont. 
Figure 7 shows the noise levels from air traffic at San Carlos Airport in 
CNEL contours (about 3 dBA lower than the Ljg contour values). Noise 
levels between 55 and 60 dBA from airport operations occur in the Harbor 
Industrial district and extend into the East Belmont area designated for 
mixed use development on the General Plan diagram. 


INDUSTRIAL ACTIVITIES. Belmont's industrial activities are concentrated 
in the Harbor Industrial district. This area is impacted by traffic, train 
and airplane noise. No data have been gathered to determine if, and to what 
extent, the industrial operations contribute to the ambient noise level in 
the area. 


Noise Sensitive Land Uses. Noise sensitive land uses in Belmont which are 
partially exposed to noise levels exceeding 60 dBA include Ralston 
Intermediate School, Carlmont High School, Barrett and Central Elementary 
Schools, the College of Notre Dame, Belmont Hills Psychiatric Center and a 
convalescent hospital near Hill and Sixth Streets. 


Noise Standards. Standards governing the emission of noise have been 
established and are enforced by various state and federal agencies. The 
U.S. Environmental Protection Agency Office of Noise Abatement and Control 
establishes noise standards for transportation sources. The U.S. Depart- 
ment of Transportation enforces the standards pertaining to trucks and 
railroads and the Federal Aviation Administration enforces standards 
pertaining to air traffic. The California Vehicle Code establishes motor 
vehicle noise emission limits which are enforced by the California Highway 
Patrol. Noise emissions from construction equipment are regulated by the 
Environmental Protection Agency and the California Occupational Safety and 
Health Act. 


As a local government, the City of Belmont has limited control over the 
sources of noise affecting the community. Its primary role is to ensure 
that land uses and occupancies are compatible with the noise environment 
and that building regulations provide for adequate insulation or other 
measures to maintain acceptable levels of interior noise and that changes 
in land use or occupancy do not unreasonably increase existing noise 
exposure. 


The effects of noise on people vary depending on the situation and on the 
loudness, duration and frequency content of the noise. Table 9 gives 
examples of the noise levels generated by selected sources and the typical 
effect of the noise on people. As shown in Table 9, noise can be considered 
"intrusive" at levels above 60 dBA and begins to impair hearing, with 
sustained exposure, at 70 dBA. Public actions to reduce the impact of 
noise generally focus on noise levels over 60 dBA (65 dBA on the Ljg scale). 


In determining the compatibility of land uses with the noise environment, 
Belmont will be guided by the relationships shown in Table 10. When a 
change in land use is proposed in an area with an existing or projected Ljq 
noise level of 65 dBA or greater, an acoustical study should be required to 
determine appropriate measures to reduce the noise impact. For new 
development, this is usually done as part of the required environmental 
evaluation. In applying this provision, the City will use the map showing 
projected noise levels (Figure 8). This map shows Ljg contour values down 
to 65 dBA along transportation corridors and to 60 dBA or lower where 
existing uses are noise sensitive. The noise levels are based on traffic 
projections to the period 1990 to 1995. The map was compiled by Martin- 
Carpenter Associates in the mid-1970's and is the best source of noise 
information presently available for the City. 


No new industrial, commercial, institutional or public facility land use 
should be approved which will increase the Ljg noise level above 65 dBA at 
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Table 9. Sound Levels and Human Response 


NOISE HEARING CONVERSATIONAL 
LEVEL RESPONSE EFFECTS RELATIONSHIPS 


CARRIER DECK 
JET OPERATION 


PAINFULLY LOUD 
LIMIT AMPLIFIED SPEECH 


JET TAKEOFF (200 FEET) 


DISCOTHEQUE 
AUTO HORN (3FEET) 
RIVETING MACHINE 


MAXIMUM VOCAL EFFORT 


JET TAKEOFF (2,000 FEET) 
GARBAGE TRUCK 


SHOUTING IN EAR 


VERY ANNOYING 
HEARING DAMAGE (8HRS) 


N.Y. SUBWAY STATION 
HEAVY TRUCK (50 FEET) 


SHOUTING (AT 2 FEET) 


VERY LOUD CONVERSATION 
ANNOYING (AT 2FEET) 


CONTRIBUTION TO HEARING IMPAIRMENT BEGINS 


PNEUMATIC DRILL(50 FEET) 
ALARM CLOCK 


FREIGHT TRAIN (50 FEET) LOUD CONVERSATION 
r. TELEPHONE USE DIFFICULT (AT 2FEET) 
FREEWAY TRAFFIC (S5OFCET) 


INTRUSIVE LOUD CONVERSATION 


AIR CONDITIONING UNIT (AT 4 FEET) 


(722) (IszIP)) 


NORMAL CONVERSATION 
ATI2 FEET 

LIGHT AUTO TRAFFIC ( EET) 

(100 FEET) 


LIVING ROOM 
BEDROOM 


LIBRARY 
SOFT WHISPER (15 FEET ) 


BROADCASTING STUDIO 


JUST AUDIBLE 


THRESHOLD OF HEARING 


wOISE LEVEL 


SOUND LEVELS IN DEC:OELS (4B) ARE CALCULATED 100 
OWN A LOGARITHMIC BASIS. AWM INCREABE OF 10 DECI- 

BELS REPRESENTS &10-FOLD INCREASE IN ACOUSTIC CURVES SHOW HOW THE LEVEL OF NOISE 
ENERGY WHILE AN INCREASE OF 20 DECIBELS COR- 90 VARIES WITH DISTANCE 
RESPONDS TOA JOO-FOLD INCALASE tri ACOUSTIC 

ENERQY. 

HOWEVER, THE HUMAN EAR ALSO WORKS LOOARITH- 80 
MICALLY. HENCE, OUR PERCEPTION OF THE MOISE 

INCREASE (LOUDNESS) WORKS IN SUCH AWAY THAT 

EACH 10 4B INCREASES IM SOUNDLEVELIS PERCEIVED 

AS APPROXIMATELY & DOUBLING OF LOUDNESS. THE 70 
MOISE PRODUCED BY A HEAVY TRUCK (90 DOECISELS), 

FOR LX AMPLE SEEMS TwiC£ AS LOUD AS AN ALARM 

CLOCK (80 DECIBELS), BUT FOUR TIMES AS LOUD AS 60 
FREE WAY TRAFFIC (70 DECIBELS). 

THE WEJGHTED A SCALE APPROXIMATES THE FRE - 

QUENCY RESPONSE OF THE HUMAN EAR BY PLACING 

wOST EMPHASIS ON THE FREQUENCY RANGE OF 1,500 50 
TO 6,000 HERTZ. SOUND LEVELS MERSYRED USING 

A- WEIGHTING ARE OFTEN EXPRESSED AS 4BA. THE 


CHART AT RIGHT SHOWS HOW BOUMOINTEAFERS WITH 
BPELECH. cl pestd 
A 


*DISTANCE BETWCELIN TALKER AND LISTENER-F T. 


Source: United States Environmental Protection Agency. 
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Table 10 


Land Use Compatibility with Noise Levels 


Land Use Category Noise Exposure - in dBA on the Ljg Scale 


09 60 65 70 79 80 85 
Boone ee 
v7 N Orececesecen 
VSS 
we WN 
ee yqNN 


EA See 
_ ERI eee 


ee Normally Acceptable GG Normally Unacceptable 


Residential - all densities 


Hotels, motels, guest lodging 


Institutions and public buildings 
(echurehes, schools, ete.) 


Playgrounds, parks, athletic fields 


Open space, passive outdoor recreation 


Commercial - retail, office, highway 


Industrial 


Land use is satisfactory. Buildings can be of New construction or development should 
eonventional construction, without special generally be discouraged. If new con- 
noise insulation requirements. Indoor and struction or development does proceed, a 
outdoor environments will be pleasant. detailed analysis of the noise reduction 
. requirements must be made and needed noise 
SF, Conditionally Acceptable insulation features included in the design. 


Outdoor areas must be shielded. 
New construction or development should be 


undertaken only after a detailed analysis of ROK Clearly Unacceptable 

the noise reduction requirements is made and 

needed noise insulation features included in New construction or development should 
the design. Conventional construction, but generally not be undertaken. Construction 
with closed windows and fresh air supply eosts to make the indoor environment ac- 
systems or air conditioning will normally ceptable would be prohibitive and the out- 
suffice. Outdoor environment will seem door environment would not be usable. 


noisy, but tolerable. 


Source: California Office of Planning and Research, Guidelines for the 
Preparation and Content of Noise Elements of the General Plan, 
1976. Modified to reflect Belmont's land uses and preference for a 
quiet environment. Noise exposure changed from CNEL to Ljg Scale 
to be compatible with noise data shown in Figures 7- and 8. 
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the perimeter of the property where it adjoins a parcel planned, zoned or 
used for residences. In most cases, noise levels can be kept within this 
standard through appropriate design and mitigation at the source. 


Exposure to Noise. The existing and projected Ljg noise contours (Figures 
7 and 8) were redrawn on the City's zoning map and compared with existing 
land use (Figure 5). From this effort, the number of single family and 
duplex housing units within areas exposed to Ljg noise levels of 65 dBA and 
greater was estimated. Table 11 lists, by transportation corridor and 
neighborhood, the number of units exposed under existing and projected 
noise levels from the transportation sources. Full exposure means that the 
entire parcel containing the housing unit or units is exposed to noise 
levels equal to or exceeding 65 dBA. Partial exposure means that only part 
of the parcel is exposed; the housing units may or may not be exposed. 
Single family parcels shown as vacant on the existing land use map (Figure 
5) were not counted. 


The numbers in Table 1l are approximate. Error in transferring the noise 
contours from maps at a scale of 1" = 1500' to the zoning map at a scale of 
1" = 500' is likely. In addition, considerable judgment was used in clas- 
sifying parcels as fully or partially exposed. The projected exposure does 
not take into account changes in land use; only the increase in noise 
levels caused by additional traffic, mostly on Ralston Avenue, El Camino 
Real and Bayshore Freeway. Several areas with multiple family housing are 
partially affected by existing and projected noise levels. The poten- 
tially affected multiple family units have not been counted. Exposure of 
commercial, industrial, institutional and public uses to noise is not 
considered in Table ll. 


Table 12 translates the information in Table 11 to number of people living 
in single family homes or duplexes who are now and projected to be exposed 
to L}g noise levels of 65 dBA and greater in each neighborhood. Large 
numbers of people are exposed to noise of 65 dBA or greater in the Sterling 
Downs and Homeview neighborhoods, and significant numbers of people are 
exposed in all the neighborhoods except Skymont and Carlmont. The greatest 
increase in the number of people exposed is expected in the Sterling Downs 
and Homeview neighborhoods. Significant increases are also projected for 
other neighborhoods especially Cipriani, Country Club and Sunnyslope. 
Most of the increases in noise exposure are expected to come from increased 
traffic on Bayshore Freeway, Ralston Avenue and El Camino Real south of 
Ralston Avenue. 


The figures listed in Table 12 are approximate and deal only with a portion 
of exposure. Employees and users of other facilities are also exposed to 
noise aS are residents in multiple family housing. Information is not 
available to determine the total number of people exposed. The general 
nature of the exposure is described for each neighborhood in the following 
sections. 
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FIGURE 8 3-9 


Table 11 


Single Family and Duplex Housing Units Exposed 
to Lig Noise Levels of 65 dBA or Greater 


Existing Noise Levels Projected Noise Levels 

Transportation Full Partial Full Partial 

Corridor Exposure Exposure Exposure Exposure 
Ralston 74 85 164 65 
Alameda 3 45 m 44 
El] Camino Real 35 8 94 6 
Old County Road 6 6 S) 3 
U.S. 5 0T 115 16 223 6 
Totals 253 160 494 124 


Neighborhood!) 


Sky mont 0 i: 2 0 
Plateau 6 6 18 11 
Cipriani 23 295 45 44 
Hallmark 1 1) 21 0 
Carlmont 0 3 0 3 
Country Club 1 34 24 8) 
Chula Vista 6 34 10 30 
Central 28 6 35 6 
Sunnyslope 27 4 09 2 
Sterling Downs 84 13 162 8 
Homeview pt 1S) 118 il 

Totals 253 160 494 124 


(1) No parcels in Western Hills are now, or expected to be, exposed to noise 
levels over 65 dBA. 


3 = JO 


Table 12 


Single Family and Duplex Housing Units Exposed 
to Lig Noise Levels of 65 dBA or Greater . 


Existing Noise Levels Projected Noise Levels 
Full Partial Full Partial 
Exposure Exposure Exposure Exposure 2) 

Sky mont 0 3 s) 0 
Plateau 15 15 45 28 
Cipriani 08 63 113 110 
Hallmark 3 48 03 0 
Carlmont 0 8 0 8 
Country Club 3 85 60 48 
Chula Vista 15 85 Zs 75 
Central 70 15 88 15 
Sunnyslope 68 10 148 3) 
Sterling Downs 210 33 405 20 
Homeview 193 38 aps} 3 
Totals 635 403 1,237 313 


(1) Assumes 2.5 persons per household; numbers rounded to nearest person. 


(2) Residents of parcels partially exposed to noise levels of 65 dBA or 
greater. The housing units may or may not be exposed. 
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SKYMONT. The only developed area of Skymont which is affected by noise is 
near the intersection of Ralston Avenue and Christian Drive. Projected 
noise levels above 65 dBA affect a strip adjacent to Ralston within an area 
designated Open Space on the General Plan Diagram. Possible noise impacts 
will be considered in evaluating future use of this area. 


PLATEAU. Several single family homes along Ralston Avenue are presently 
affected by noise and more are expected to be in the future. Many of the 
vacant single family lots along some parts of Belmont Canyon Road are now 
or will be exposed to noise levels exceeding city standards. If these lots 
are developed, the location and design of houses should be controlled to 
mitigate potential noise impact. 


CIPRIANI. In addition to single family homes along Ralston and Alameda, an 
office building and small commercial building are exposed to noise levels 
exceeding 65 GBA. However, existing and projected noise levels affecting 
these uses do not exceed City standards for such uses as shown in Table 10. 
Vacant single family lots along Belmont Canyon Road are exposed to Ljo 
noise levels between 65 dBA and 75 dBA. Noise mitigation should be 
addressed in plans for development of these parcels. 


HALLMARK. A row of single family lots along Yosemite Drive is now 
potentially affected by noise from Ralston Avenue and will be affected in 
the future by increased traffic on Ralston Avenue. In addition, the new 
townhouses and two single family homes under construction near the 
Ralston-Hallmark Drive intersection may be affected by noise. Vacant low 
density residential land at the end of Ralston Avenue will be partially 
impacted by noise levels of 65 dBA to 70 dBA. Noise mitigation will be 
considered in evaluating any development plans for the area. A small 
portion of the Fox Elementary School property is subjected to noise 
exceeding 65 dBA, but no buildings or sensitive uses are within the area. 


WESTERN HILLS. No residences in the Western Hills neighborhood are now or 
expected to be subjected to noise levels exceeding 65 dBA. Small parts of 
the Ralston Intermediate School site and the Davis office complex are 
affected by noise, but the noise is now, and expected to remain, within 
City standards for the uses. 


CARLMONT. Some multiple family housing units on Continentals Way and Lyall 
Way are and will be potentially affected by noise from Ralston Avenue and 
on Carlmont Drive, Garden Court and Valerga Drive by noise from Alameda. 
The number of units, and thus, people, potentially affected is not known. 


Noise sensitive uses in the neighborhood include Carlmont High School, the 
Immaculate Heart Elementary School, the City library and Belameda Park. 
The buildings at Carlmont High School are not within the existing or pro- 
jected noise affected area. 


Existing noise levels at the library-Belameda Park site were measured down 
to 60 GBA on the Lyjg scale. Most of the site is exposed to noise in the 60 
dBA to 65 dBA range. Noise levels at this site should be monitored and, if 


necessary, mitigation measures employed to maintain noise levels no 
greater than 65 dBA to 70 GBA in accord with City standards as shown in 
Table 10. The Archdiocese of San Francisco should be encouraged to monitor 
noise levels at Immaculate Heart Elementary School and take whatever 
measures are necessary to keep the noise levels below 65 dBA on the Ljg 
scale. 


COUNTRY CLUB. In addition to a row of single family houses along part of 
the Alameda and Ralston, a small commercial area and part of the playground 
at Barrett Elementary School are exposed to noise. Noise is expected to 
increase along Ralston Avenue affecting more of the Barrett Site than at 
present. The City should continue monitoring noise at the school and, VE 
necessary, take steps to mitigate any significant impact on school 
activities. 


CENTRAL. Commercial and multiple family uses along El Camino Real are 
exposed to noise levels ranging from 65 dBA to 75 dBA. Little increase is 
expected in the noise levels. Noise levels in the commercial areas are ex- 
pected to be within City standards (Table 10). According to Table’ 10, mui- 
tiple family use is conditionally acceptable in the area. Adequate noise 
insulation should be required for any new residential development and/or 
conversion to condominiums within the area exposed to noise in excess of 65 
dBA. 


Commercial and multiple family uses on Ralston Avenue are exposed to noise 
levels up to 70 dBA and the area exposed is expected to increase in Size. 
A part of the Notre Dame College site is exposed to noise levels exceeding 
65 dBA, but no buildings are presently within the area of exposure. 
Measures to mitigate potential noise impact should be considered by the 
City for new residential or noise sensitive development within the 
projected noise exposure area. 


CHULA VISTA. Single family lots are partially exposed to noise along Ral- 
ston Avenue and the Alameda, but it is likely that the houses are set back 
out of the exposure area. The Carlmont Shopping Center and some multiple 
family housing on Alameda are also exposed to noise exceeding 65 dBA but 
the exposure is within City standards and not projected to increase. 


SUNNYSLOPE. The commercial area southwest of the intersection of Ralston 
Avenue and El Camino Real is exposed to noise levels from 65 dBA to 75 dBA, 
within City standards. However, single family homes, duplexes and 
apartments between El Camino and Laurel are exposed to over 65 dBA, 
exceeding City standards. New development or redevelopment in. this area 
should be designed to mitigate potential noise impacts. Parts of Twin 
Pines Park and the Belmont Hills Psychiatric Center site are exposed to 
noise in excess of 65 GBA. It does not appear that activity or use areas 
at either facility are affected but noise monitoring should be undertaken 
periodically to determine compatibility of uses with noise levels. 


STERLING DOWNS. Apartment, commercial and light industrial uses along Old 
County Road are exposed to noise levels over 65 dBA. Noise abatement 
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should be considered in any major structural modifications or new develop- 
ment in this area. Many single family homes and an apartment complex are 
exposed to noise exceeding City standards in the eastern part of the neigh- 
borhood. Increased traffic noise from Bayshore Freeway and the Bayshore/ 
Ralston interchange is expected to expose more homes in the future to 
excessive noise. The figures in Table 11 do not include the houses in the 
Shapell development. As part of this development a sound wall was con- 
structed which is intended to reduce noise from Bayshore Freeway traffic. 
A noise study should be done prior to approval of any new development or 
major modification of existing structures in the noise affected part of the 
neighborhood. This neighborhood is also exposed to noise from San Carlos 
Airport as shown on Figures 7 and 8. An evaluation of impact of noise from 
this source should also be included in noise studies in the neighborhood. 


HOMEVIEW. More residents of this neighborhood are now and expected to be 
exposed to noise levels over 65 dBA than in any other neighborhood in the 
City. Most of the noise comes from traffic on the Ralston Avenue-Bayshore 
Freeway interchange. There is very little the City can do to abate the 
existing problem. However, the City should require acoustical studies and 
noise mitigation measures as a condition of approving any major structural 
alteration or rebuilding in the noise affected area. Commercial uses along 
Old County Road are also exposed to noise levels up to 75 dBA, but this is 
within City standards for commercial uses. 


The highest noise levels in the planning area occur in the unincorporated 
Harbor Industrial district along Harbor Boulevard and Industrial Way, 
mainly due to truck traffic on these streets. If this area is annexed to 
the City as proposed in this plan, no new uses should be approved in the 
district which would significantly increase noise levels. 


EAST BELMONT. East Belmont is presently undeveloped, but significant 
parts of the area are exposed and expected to be exposed to noise levels 
between 65 and 75 GBA. Analysis of the noise environment should be under- 
taken prior to development and structures, particularly residences, should 
be located and designed to reduce the impact of noise, to the extent 
possible. No residential buildings should be located in areas exposed to 
more than 65 GBA noise on the Ljg scale. 


SEISMIC SAFETY-SAFETY ELEMENT 


Purpose and Relation to Other Elements 


The Seismic Safety-Safety Element identifies and describes the seismic, 
geologic, flood, fire and other hazards potentially affecting the commun- 
ity and sets forth goals and policies to mitigate or abate those hazards 
and to respond to emergency or disaster situations. The purpose of the 
element is to provide a basis for City actions to reduce loss of life, 
injury and property damage and to minimize economic and social disloca- 
tions from natural disasters. 


The element is closely related to the Land Use-Open Space Element in that 
a major way in which the City can influence the safety of its residents is 
through the regulation of land development and building practices. The 
goals and policies of the Circulation, Conservation and Housing elements 
are also influenced by considerations of seismic safety and safety. 


Goals 


a To minimize the risk of loss of life, injury and property damage from 
earthquakes, floods and other natural hazards affecting the commun- 
ity: 


Ze To continue to obtain and incorporate into City decision-making 
information delineating geologic, hydrologic and seismic hazards. 


3 To encourage public and private development that is located, designed 
and constructed in such a way as to minimize the risk of loss of life 
and injury in the event of a major earthquake, flood, wildfire or 
other disaster. 


4. To promote programs to educate the public concerning the nature of 
earthquake, fire and flood hazards in the City and measures that indi- 
viduals can take to reduce risk. 


Sie To plan for effective emergency response and long term recovery after 
a damaging earthquake, flood, catastrophic fire or other major 
disaster. ‘ 

Policies 


ies The City shall require investigations by both registered soils 
engineers and engineering geologists prior to issuing building 
permits for any new construction unless waived due to current 


existing information and location. All such reports shall be 
independently evaluated, on behalf of the City, for completeness and 
accuracy. 


one The City shall institute a system for filing geologic and soils 
reports and information by parcel number or street address. 
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The City should review and regularly update its geologic hazard 
mapping based on new information including soils and geologic reports 
of specific sites. 


All environmental reports submitted to the City in support of 
development proposals shall include sections evaluating seismic, 
geologic, fire and flood hazards. 


The City shall support programs to inform the citizens of the 
community about actions individuals and families can take to avert, 
respond to and recover from natural disasters. 


The City shall encourage the school districts and agencies that work 
with the aged and/or handicapped to develop and carry out education 
programs on individual disaster preparedness and response needs. 


The City shall maintain up-to-date disaster response plans for 
earthquakes and other disasters, participate in disaster response 
exercises and provide for the training of personnel in emergency 
response activities. 


The City shall adopt an evacuation plan for the area in the eastern 
part of the City subject to flooding in the event of failure of the 
Crystal Springs Dam. 


No major alterations will be permitted to structures, other than 
single family houses, constructed before 1933 without evaluation by a 
registered structural engineer of the adequacy of seismic resistance 
of the building in relation to the proposed use. 


The City will establish and carry out a program to inspect facilities 
critical for response to an earthquake, such as fire stations, 
medical facilities and communication centers, and, where needed, to 
make or require structural changes so that the facilities will remain 
functional after a damaging earthquake. 


An inventory of public and private sources for heavy equipment such as 
earth movers and cranes which may be needed for search and rescue 
operations after a disaster will be compiled and kept up-to-date. 


Following a state or federally declared emergency or disaster, the 
City will review the General Plan, any specific plans adopted 
pursuant to the General Plan and plans for redevelopment pertaining 
to damaged areas to determine the relevance of the plans as a guide to 
rebuilding. The plans should be amended as necessary to reflect new 
information or changed circumstances. Building permits will be 
issued only for rebuilding and repair which are consistent with the 
City plans. 


No new construction shall be permitted in areas where emergency 
access cannot be adequately ensured. 


14. Sprinkler systems and/or smoke detectors should be required according 
to ordinance provisions administered by the South County Fire 
District. 


15. Fire retardant roofing and exterior siding materials should be 
required for any major remodeling of structures in presently devel- 
oped areas which are adjacent to wooded open space areas or without 
adequate emergency access or water flow, assuming that 80 percent of 
the siding or roofing is being remodeled. 


16. All geologic reports required by the City in support of a development 
application shall include an evaluation of seismic conditions on and 
near the site and how they could affect the proposed development. 


17. The City will encourage reducing the risk of loss from brushfires in 
the undeveloped hillside areas of the City through such measures as 
landscaping with fire resistant plants between residential and open 
space areas, weed control, controlled burns, and placement of trails 
and roads to serve as firebreaks. 


18. Fire roads shall be maintained and kept passable at all times. 


19. The City supports strict control of the use, storage and transport of 
toxic, explosive or other hazardous materials. 


20. The City will continue to participate in the Federal Flood Insurance 
Program and comply with requirements to gain acceptance into the 
regular phase of the program. 


21. The City will continue to implement the recommendations of the 
Sanitary Sewer and Storm Drain Master Plan and provide for regular 
maintenance of the storm drain system. 


Description 


The general nature of seismic hazards and the potential hazards of 
flooding, land failures and fire are outlined in the following sections. 


Seismic Hazards. The worst expected disaster facing Belmont is a major 
earthquake originating on the San Andreas fault system in Northern 
California. Such an earthquake will cause death, injury and property 
damage and disrupt transportation, services and the economy of the City. 
The City's emergency response capabilities will be severely tested. The 
policies in this plan provide a framework for City actions to reduce 
potential damage, to respond quickly and effectively and to recover fully. 


Although the San Andreas fault zone is about a mile from Belmont's western 
boundary, there are no known active faults with the City itself. Surface 
rupture from earthquakes is not an expected hazard. The major problems 
will result from ground shaking. 
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Geologic and seismic hazards affecting Belmont are generally described in 
the San Mateo County Seismic Safety Elements of the General Plan (1975) and 
in various U.S. Geological Survey maps and reports: Brown, R.D., 1979, 
Active Faults, Probable Active Faults, and Associated Fracture Zones, San 
Mateo County, California; Brabb, E.E., and Pampeyan, E.H., 1972, Descrip- 
tion of Geologic Units, San Mateo County; Brabb, E.E., Pampeyan, E.H., and 
Bonilla, M.G., 1972, Landslide Susceptibility in San Mateo County, 
California; Taylor, F.A., and Brabb, E.E., 1972, Map Showing Distribution 
and Cost by Counties of Structurally Damaging Landslides in the San 
Francisco Bay Region, California, Winter of 1968-69; Brabb, E.E., and 
Pampeyan, E.H., 1972, Peliminary Map of Landslide Deposits in San Mateo 
County, California; Borcherdt, Gibbs and Lajoie, 1975, Prediction of 
Maximum Intensity in the San Francisco Bay Region, California; and Youd, 
T.L., Preliminary Map of Liquefaction Potential. 


The information provided in these sources is insufficiently detailed to 
define accurately the differences in hazard levels among specific loca- 
tions within the Planning Area. In general, severe ground shaking can be 
expected throughout the City. Shaking is likely to be amplified in the 
areas underlain by relatively unconsolidated deposits especially in the 
eastern part of the City. Liquefaction is also a potential in these areas. 
Landsliding is a potential problem on all slopes in the City and only 
specific investigations of individual areas and sites can differentiate 
the degree of potential risk. For these reasons, the plan calls for 
engineering geology investigations and reports for all new development. 
These investigations should include evaluation of the stability of the 
site and the surrounding area. As the 1982 slides in San Mateo County 
demonstrate, a site itself may be stable, but subject to risk from adjacent 
unstable slopes. 


In addition to engineering geologic investigations, soils engineering 
studies of the site are needed as a basis for foundation design. All 
geotechnical studies should include an evaluation of the risk from 
earthquake-induced ground motion and ground failure. 


Flooding. Parts of Belmont along Belmont Creek and east of Bayshore are 
subject to shallow (1 to 1-1/2 feet) flooding. The City's flood plain 
management ordinance requires flood proofing or elevation of structures 
above flood heights in these areas as designated on a working map issued by 
the Federal Flood Insurance Administration. The City has applied for 
admittance to the regular phase of the Federal Flood Insurance Program and 
will continue to regulate development in the designated flood hazard areas 
in accord with the ordinance. 


Belmont has had a history of localized flooding caused by inadequate storm 
drainage. The City is proceeding to carry out the recommendations of the 
Sanitary Sewer and Storm Drain Master Plan (1980). This, combined with 
complete and timely maintenance of the system, is expected to alleviate the 
problems. In the event the Harbor Industrial area is annexed to Belmont, 
additional work on the storm drainage system will be needed to prevent 
flooding in that area. 


Fire. The most serious fire hazard in Belmont is the potential for grass 
or wildland fire in the open hillside and canyon areas. The risk is 
compounded by deficiencies in emergency access and, in some cases, by 
insufficient water flow to meet fire fighting requirements. The plan 
policies set forth an approach to reduce this risk in existing developed 
areas and in the design and location of new development in the hillsides. 
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CONSERVATION ELEMENT 


Purpose and Relationship to Other Elements 


The Conservation Element outlines programs to conserve, develop and 
enhance the natural and historical resources of the community. The 
programs entail both public and private actions. This element is closely 
related to the Land Use-Open Space and Seismic Safety-Safety elements of 
the General Plan. 


Goals 


Ls 


To conserve the natural terrain and vegetation in the undeveloped 
hillside areas of the City. 


2s To protect the wildlife habitats, water quality and drainage func- 
tions of the Bay marshes and O'Neill and Belmont sloughs. 

ae To minimize the erosion of soil. 

4. To protect and maintain streams and stream channels as important 
parts of the City's drainage and open space systems. 

De As appropriate, to comply and encourage compliance with regulations 
designed to achieve state and federal air quality standards. 

6% To provide for the efficient use of energy resources in activities 
Carried out or regulated by the City. 

he To preserve, to the extent possible, the community's historical 
resources. 

8. To protect scenic views to and from the hillsides. 

Policies 

alk New development shall be located and designed to preserve specimen 
trees and significant stands of trees to the extent possible. 

re The use of native and drought resistant vegetation should be 
encouraged in new landscaping. 

EHS Development in the mixed use area east of U.S. 101 should be designed 


and constructed to prevent disturbance to the bird sanctuary and 
other wildlife habitats along O'Neill and Belmont sloughs. Public 
access to the Bay shall be provided along Belmont Slough. No 
alteration of the sloughs shall be permitted without a thorough 
analysis of environmental impacts and adoption of actions to mitigate 
any identified unavoidable adverse impacts on wildlife and water 
quality. 


3050 


3051 


3052 


4. The City shall control both the amount and timing of grading to 
prevent accelerated erosion of the soil. Erosion and runoff control 
facilities shall be regularly maintained and preventative measures 
taken whenever possible. 


Ne The City shall seek open space easements along Belmont and East Laurel 
creeks as a condition of approving development projects on parcels 
abutting the creeks. New structures on properties adjacent to the 
creeks should be set back a distance sufficient to prevent obstruc- 
tion of potential flood flows. Grading and removal of vegetation 
within 50 feet of a stream channel should be limited to that necessary 
to preserve adequate stream flow and to provide routine maintenance. 


6. In carrying out its functions, the City will comply and encourage 
compliance with all applicable federal and state air quality regu- 
lations. 


if The City will support public and private efforts to conserve energy 
and to explore alternative energy sources giving careful consider- 
ation to impacts on safety, aesthetics and noise. 


8. The City should prepare and adopt measures to protect solar access. 


9. The City shall establish design criteria for installation of systems 
for alternative sources of energy. 


10. Private and public resource recycling and recovery efforts shall be 
encouraged by the City. 


ll. The City encourages private and public efforts to preserve, restore, 
and continue use of historical structures in the community to the 
extent possible. 


12. Structures should be located and designed and landscaping designed 
and maintained to protect, to the extent possible, views to and from 
the hillsides. 


13. A right to plant trees on a property should be balanced with the right 
of a view from adjacent property. 


Description 


3053 Conservation efforts in Belmont focus on the wooded hillside areas, the 
Baylands, creeks, views, water and air quality, archaeological and 
historic sites and structures, and energy resources. Figure 9 shows the 
general location of natural and historic resources in Belmont, and Table 
13 lists the historic buildings shown by number on Figure 9. 


3054 Belmont residents emphasize the need to conserve the wooded hillside 
areas. In accomplishing this, several conservation objectives will be 
furthered. Visual resources will be protected, soil erosion controlled, 
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Table 13 
Historic Buildings 


(numbers keyed to Figure 9) 


Ralston Hall, 1500 Ralston Avenue (Established as an historic land- 
mark in the Federal Register) 


College of Notre Dame Theater Arts Building, 1500 Ralston Avenue 
College of Notre Dame Art Gallery, Ralston Avenue 

St. Michaels Hall, Immaculate Heart of Mary, 1060 Alameda 

Old School, Immaculate Heart of Mary, 1060 Alameda 

Church of the Good Shepherd, 1336 Fifth Avenue 

Congregational Church of Belmont, 751 Alameda 

Twin Pines Main Building (Manor House), 1085 Ralston Avenue 

Red Barn and Main Building, 951 Old County Road 


White House, 857 South Road 


Source: City Council Resolution No. 4154, July 1974. 


and potential siltation in the streams, sloughs and marsh reduced, thereby 
protecting water quality and Baylands wildlife habitats. 


The policies in this element are intended to supplement and clarify the 
land use and open space policies to ensure adequate and specific protection 
of natural features in the City as a part of land use and development 
decisions. Careful control of new development, particularly on the 
hillsides, in line with goals and policies of this element and the Land 
Use-Open Space Element, will help ensure the conservation of Belmont's 
natural resources. 


The City's role in conserving energy resources is twofold. First, the City 
should conduct its own activities in an energy-efficient manner, and, 
second, it should encourage responsible use of solar, and other alter- 
native energy sources in private development. Care will be taken, however, 
to preserve important aesthetic, safety, noise and land use objectives in 
the effort to promote alternative energy sources. 


Preserving views from existing residences in the hillsides is a major 
conservation issue. This should be accomplished to the extent possible, by 
considering the effect of proposed new development on views from existing 
developed properties as a normal part of project review and environmental 
assessment. Disputes among property owners over the height of trees and 
shrubs normally should be handled as a private matter, but, where this 
cannot be achieved, the City should establish procedures for resolving 
disputes. 
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HOUSING ELEMENT 


Purpose and Relation to Other Elements 


The Housing Element evaluates the housing needs of the community and 
defines goals, policies and programs to meet the needs. The element 
recognizes that Belmont is part of a housing market area extending from San 
Jose in the south to Vallejo and Benicia in the north.* The major purpose 
of the element is to specify actions Belmont will take to provide adequate 
housing for all economic segments of the community and to contribute to the 
extent possible, to solving the housing problems of the market area. 
Actions undertaken to implement this element must be consistent with the 
goals and policies of all the other elements of the General Plan. In 
particular, the Housing Element is closely related to the Land Use-Open 
Space, Conservation, Seismic Safety-Safety and Circulation elements of the 
General Plan. 


Goals 


alls To preserve and enhance the quality and character of existing 
residential neighborhoods. 


Be To provide housing to meet the present and future needs of all 
economic segments of the community. 


3. To ensure decent, safe living environments for the City's residents 
regardless of age, sex, marital status, race, ethnic background, 
physical or mental handicaps or income. 


4. To preserve diversity of type, price and tenure in the City's housing 
stock. 


Sr To promote adequate maintenance and, where needed, the rehabilitation 
of the City's housing stock. 


6. To accept ABAG's estimate of Belmont's housing need for the market 


area and, within identified governmental, natural and market con- 
straints, take actions to meet this need. 


Tis To adhere to the housing requirements of the State Redevelopment Law 
in implementing the City's Redevelopment Plan. 


8. To work cooperatively with state, regional and other local government 
agencies in addressing the region's housing problems. 


Policies 
a The City shall adhere to the goals, policies and standards pertaining 


to new residential construction contained in the other elements of 
the General Plan. 


* As defined by the State Department of Housing and Community Development. 
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10. 


il. 


The City, either alone or in coordination with other cities in San 
Mateo County, shall prepare and implement a program for the main- 
tenance and rehabilitation of the existing housing stock. The 
program should be funded, all or in part, by tax increment derived 
from the Redevelopment Area that must, under state law, be used to 
alleviate housing problems. As required by the state, 30% of the 
units rehabilitated by the Redevelopment Agency shall remain afford- 
able to low and moderate income households. 


In accord with State Redevelopment Law, 15% of all housing con- 
structed or rehabilitated within the Redevelopment Area by private or 
public entities other than the Redevelopment Agency shall be afford- 
able to households of low or moderate income. This requirement should 
be met on a project by project basis through construction of 
affordable units within a development, assessment of an in lieu fee to 
finance construction of the required units elsewhere, or other 
approaches that will meet the requirement. 


The City shall give priority in developing and implementing its 
housing program to meeting the housing needs of the elderly within the 
community. This will be done primarily through a program for housing 
Maintenance and rehabilitation. 


Within limits imposed by the Growth Management Ordinance, adopted by 
initiative, the City will strive to provide its share of affordable 
housing in the market area as determined by the Association of Bay 
Area Governments. 


The City should encourage the construction of new housing in areas 
close to sources of employment, community services and shopping. 
Mixed uses should be considered in East Belmont and the downtown area 
as outlined in the Land Use-Open Space Element. 


New housing constructed in undeveloped hillside areas should be 
clustered and varied in unit size and price to maintain diversity and 
balance in Belmont's housing stock. 


The City shall regulate the conversion of rental units to condo- 
miniums in order to maintain an adequate supply of rental housing, 
prevent reduction of affordable housing opportunities, and minimize 
displacement of households, especially elderly households. 


The City shall support private and public efforts to ensure non- 
discrimination in the sale or rental of housing in the community. 


The City, through the Redevelopment Agency, shall make available 
suitable replacement housing at affordable prices to households 
displaced by actions of the City or its Redevelopment Agency. 


On a regular basis, the City shall review its ordinances and 
procedures regulating residential uses and construction to ensure 


consistency with the General Plan and to identify and correct any 
provisions that unnecessarily increase the cost of housing, extend 
the time required for processing applications or preclude provision 
of housing to meet specified needs. 


12. The City shall establish criteria for evaluating applications for new 
housing allocations under the Growth Management Program that are 
consistent with meeting the identified housing needs in the commun- 
Ley: 


Action Program 


The Association of Bay Area Governments (ABAG) is the regional agency 
responsible under state law for determining region-wide housing need and 
determining the responsibility of each local government in the Bay Area for 
meeting that need. The housing action program is based on the analysis of 
housing needs in Belmont as presented in the ABAG report, Housing Needs 
Report, San Francisco Bay Area, December 1981. According to the report, 
Belmont will need 310 new housing units between 1980 and 1985. Of these, 
164 should be market priced housing and 146 should be affordable to 
moderate, low and very low income households (from ABAG, Technical 
Memorandum #2 - Distribution of Housing Need by Income Category, as revised 
March 25, 1982). For general reference, Table 14 defines income 
distributions for Belmont used by ABAG in the December 1981 Housing Needs 
Report. In 1980, 43% of Belmont's housing consisted of rental units. To 
maintain this percentage, 133 of the 310 needed housing units should be 
rental units. 


This action program outlines what the City will do, within specific 
natural, economic and political constraints, to meet the housing needs as 
determined by ABAG. Under terms of the Growth Management Initiative passed 
by the voters in 1979, residential development in the City is limited to 56 
units per year until 1990 or a total of 280 units during a five-year period- 
-30 units short of the five-year housing need as determined by ABAG. 
Primarily because of market constraints, actual construction of housing 
units in 1980 and 1981 has fallen short of the 56 units per year allocated 
under the ordinance. Since allocations can be carried over to the next 
year, this short fall may be overcome in the mid-1980's. 


The action program, outlined below, states the City's commitment to moving 
ahead in addressing housing problems and the actions it will undertake to 
come as close as possible to meeting the need for housing as determined by 
ABAG. Much of the responsibility for carrying out the housing program will 
rest with the Redevelopment Agency. Formed in 1981, the Agency will guide 
development and redevelopment activities in the Los Costanos Community 
Development Area as shown in Figure 10. The housing program will be 
reviewed annually by the Planning Commission. Each review will be 
accompanied by public hearings. Strong efforts will be made to obtain 
citizen participation in the hearings and throughout the decision making 
process. 
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Table 14 


Household Income Distribution 


% of Distribution of Household Income in Belmont 
Category median income 1980 (1) 1985 (2) 
Above Moderate over 120% S 32,380. + $ 49,408 + 
Moderate 81 to 120% up to 32,380 up to 49,408 
Low 51 to 80% up to 21,586 up to 32,938 
Very Low below 50% up to 13,492 up to 20,537 


(1) Estimated Household Median of $26,983 


(2) Estimated Household Median of $41,173 


Source: ABAG, Housing Needs Report, 1981 
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Figure 10. Boundaries of Los Costanos Community Development Area 


Source: Piedmont Associates, 1981 
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1982 


Housing Program 1981-1985 


Start revision of Belmont's General Plan (Planning Com- 
mission). 


Establish a Redevelopment Agency and adopt a Redevelopment 
Plan for the revitalization of downtown Belmont and sur- 
rounding area (City Council). 


Complete and adopt the revised Belmont General Plan, in- 
cluding the Housing Element (Planning Commission, City 
Council). 


Survey housing conditions and needs within the Redevelop- 
ment Area as the basis for establishing a rehabilitation 
and maintenance program. Fund the survey from the first 
year's tax increment from the Redevelopment Area (Rede- 
velopment Agency). 


Adopt procedures to ensure that housing units constructed 
or rehabilitated to meet the needs of low and moderate 
income households remain affordable over the long term 
(City Council) > 


Review the building and fire codes and other regulations 
pertaining to housing construction and occupancy to ensure 
consistency with the General Plan. Ensure that safety, 
energy efficiency and noise abatement are achieved at the 
lowest possible additional cost (Planning Commission, City 
Counc). 


Review the City's zoning and subdivision ordinances for 
consistency with the General Plan. Identify and correct 
provisions that add needlessly to the cost of housing, 
impair housing choice for the elderly, handicapped, fam- 
ilies with children or others with special housing needs 
(Planning Commission, City Council). 


Review criteria used to evaluate applications for housing 
allocations to ensure that new housing maintains the 
diversity of the City's housing stock in terms of type, 
price and tenure (Planning Commission, City Council). 


Establish schedule for assessing fees in lieu of con- 
struction of low and moderate income units for housing 
developments in the Redevelopment Area (Redevelopment 
Agency, City Council). 


1983 i Adopt a program for maintenance and rehabilitation of older 
or deteriorating housing and housing occupied by low and 
moderate income households, especially within the Rede- 
velopment Area to implement the program. Specify the 
number of units targeted for rehabilitation in 1984 and 
1985 (Redevelopment Agency, City Council). 


Zhe Adopt an ordinance regulating the conversion of rental 
units to condominiums (City Council). 


oir. Study possible locations and conditions for permitting 
factory-built and mobile home housing units within the City 
(Planning Commission). 


4. Review permit processing for housing development appli- 
cations to identify and correct impediments to efficient 
and timely processing (Planning Commission). 


1984 & 

1985 Ihe Revise the Housing Element, as needed, to reflect 1980 
Census data and revision of ABAG's housing needs allocation 
(Planning Commission, City Council). 


Pe Continue the efforts listed above and modify the plans and 
ordinances as necessary to meet new conditions or to incor- 
porate new data (Planning Commission, City Council, Rede- 
velopment Agency). 


Description 


Belmont is a mature community with a diverse population of about 24,500. 
From 1970 to 1980, Belmont added 989 people and 2,173 housing units; 
population per household declined from 3.5 persons in 1970 to 2.4 persons 
in 1980 (U.S. Census). Thus, a major fact of Belmont's housing situation 
is the changing household composition resulting in the under-utilization 
of the existing housing stock. Under present plans and regulations, 
Belmont's maximum population will be about 28,000. The timing of 
development to reach this maximum is governed by the Growth Management 
Program and by the private market. The most important current constraint 
to housing development in Belmont is the private real estate market 
characterized by high interest rates, high housing values and low rates of 
vacancy and turnover. There is very little, if anything, that the City can 
do to overcome this except to plan for actions which can be taken when 
market conditions change. Along with most other Peninsula cities, Belmont 
is experiencing a decline in household size and an increase in the 
proportion of its elderly population. 


The housing stock in Belmont consists of 10,053 units of single-family, 
duplex and multiple-family housing (U.S. Census 1980). About 57% of the 
units are owner-occupied and 43% renter-occupied (ABAG, 1981). Much of the 
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housing stock is relatively old with a median age of 21 years (U.S. Census 
1970). Available data indicates that it is in generally good condition. 
In 1970, 38 units lacked a complete kitchen, 32 lacked complete plumbing 
fixtures and 38 were overcrowded (U.S. Census 1970). With limited land for 
new housing development, the City's housing program emphasizes preserving 
and improving the quality of existing housing. 


Special Housing Needs. Housing needs for Belmont are defined in general 
terms in the ABAG Housing Needs Report, 1981. The community has particular 
needs for housing for the elderly and the handicapped which are not 
detailed in the ABAG analysis. Belmont is experiencing a steady increase 
of about 100 people per year in its elderly population as evidenced by the 
number of people receiving Social Security benefits. Data for Zip Code 
Area 94002, covering Belmont, show that 1,624 persons 65 years and older 
received Social Security benefits in 1977; 1,715 in 1978 and 1,809 in 1979 
(Social Security Administration, telephone conversation, March 1982). 
Many of the elderly in Belmont are presumably living in single-family homes 
with small or paid up mortgages and, thus, relatively low monthly housing 
costs. The City proposes to assist elderly people who wish to remain in 
their homes through the housing maintenance and rehabilitation program. 
Construction of affordable units designed for the elderly would provide 
Belmont's older residents the option of moving to more suitable housing 
while still maintaining their ties to the community. This would make 
housing available in the community for larger households, improving the 


utilization of the existing housing stock in Belmont. 


People with visual, hearing and other physical handicaps often have 
special housing needs. The number of such people in Belmont is not known. 
However, according to the State Department of Rehabilitation, there are 
about 8,000 people with visual and hearing handicaps and 40,000 with 
physical handicaps in San Mateo County (Department of Rehabilitation, 
Survey of the Disabled in San Mateo County, 1979). Assuming the 
distribution of the disabled is the same as that of total population in the 
county, there would be about 2,000 disabled persons in Belmont (4.2% of the 
total). The San Mateo County Center for Independence of the Disabled 
(CID), located in Belmont, provides a variety of services to the county's 
disabled population including assistance in locating accessible and 
affordable housing. The most pressing need is for affordable, ground floor 
units which are close to public transportation (telephone conversation, 
CID, March 1982). The Redevelopment Agency should consult with CID in 
developing the housing maintenance and rehabilitation program to ensure 
that significant numbers of rehabilitated units are suitable for occupancy 
by the disabled. 


The other category of special housing need that exists in Belmont is for 
people and households with low income. Although the median household 
income in Belmont is somewhat above that of the county (ABAG, Housing Needs 
Report, 1981), there are people in Belmont with incomes below that needed 
to provide the essentials. One indication of this fact is the number of 
people receiving some kind of public assistance through the San Mateo 


Soe 


County Department of Social Services. As of December 1981, 40 families 
were receiving Aid to Families with Dependent Children (AFDC); 16 people 
were receiving General Assistance and 21 were receiving Food Stamps. In 
addition, as of December 1979, 244 people were receiving Suppliemental 
Security Income (SSI) through the Social Security Program. These figures 
simply show that there are low-income households in Belmont. The City's 
housing action program, particularly those items regarding affordable 
housing, will help to meet the housing needs of this segment of the 
community's population. 


Sites Suitable for Housing Development or Redevelopment. Table 15 lists 
locations within the City with potential for new housing development or 


redevelopment. As shown in the table, Belmont has few vacant sites 
suitable for new housing development. The major vacant lands are in the 
hillsides where the difficulty of providing access and public services and 
natural constraints of slope, land stability, and drainage limit the 
density, location and type of residential development. Further evaluation 
is needed to determine development potential in these areas. 


New housing development could occur in East Belmont in response to policies 
favoring mixed use development of the area. The density, type, structural 
characteristics and price of housing in this area will be conditioned by 
the site's difficult geologic and soils features. Use of the site is 
subject to review and some degree of control by many governmental agencies 
at all levels. The site is also within the City's Redevelopment Area 
designated in 1981. Development of housing would be subject to the 
affordable housing provisions of State Redevelopment Law. 


Redevelopment is a potential in the downtown area and neighborhoods to the 
east included within the Redevelopment Area. The Land Use-Open Space 
Element and the Los Costanos Community Development Plan both speak to mixed 
use development. The Redevelopment Agency, presently in the formative 
stages, will be the primary mechanism through which Belmont seeks to meet 
its housing needs through redevelopment of land and rehabilitation of 
housing. Because the Redevelopment Area is a center for transportation, 
government, community services and shopping, the Agency will focus efforts 
on providing housing for low and moderate income households, particularly 
of elderly and handicapped persons who have special need for proximity to 
such facilities. 
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Table 15 


Sites Suitable for Residential Development or Redevelopment 


1982 Revised 


General Plan Existing Redevelopment Services 

Site Designation zoning (1) Area Available 
Twin Pines Parcel #3 and wedium density (PD)R-5 yes yes 
Bertillion Properties, O'Neill residential, C-2 
and Sixth St. (vacant or general commer- 
underdeveloped) cial 
Ross Property, southwest corner ceneral PD (resid) yes yes 
of Sixth Street and Hill Street commercial C-2 
(vacant) 
Block bounded by Waltermire, general C=-2 yes yes 
Fifth, O'Neill and Sixth (mixed commercial 
residential-commercial uses) 
Kumam and City-owned properties mixed use A yes no 


east of Bayshore and north of 
Marine World Pkwy. 


Old County Road-Dale View Avenue high density R-4 
to Masonic. (Potential increase residential, C-4 yes yes 
in density through redevelopment) service Com- C=3 

mercial, highway 


commercial 

Addition of upper floor general C=2 yes yes 

residential uses on existing commercial 

commercial buildings in area 

bounded by Hill Street, El Camino 

Real, Waltermire and Sixth Sts. 

San Juan Area low density R-1B 
residential, A no no 
open space R-1E 

Western Hills low density PD-S31 
residential, and no no 
open space PD 532 

Davey Glen medium density PD (140 no yes 
residential units) 

Club Drive low density R-1E no ? 
residential 


Table 15 (continued) 


1982 Revised 


General Plan Existing Redevelopment Services 
Site Designation zoning (1) Area Available 
School Sites (currently in 
school and recreational uses-- 
potential for housing only if 
permanently closed). 
Ralston ) 
Barrett ) 
Mae Nesbit ) 
Cipriani ) public SC Mae Nesbit 
Central ) facility only 
Fox ) 
McDougal ) 


(1) Following adoption of the Revised General Plan, the zoning ordi- 
nance will be reviewed and changed, as needed, to provide con- 
sistency with the plan. 
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APPENDIX A — NEXT STEPS 


Adoption of the revised General Plan is the first step in the City's effort 
to define and guide the future development and character of the Planning 
Area. To meet the consistency requirements of state planning law and to 
realize the vision of the future contained in the plan's goals and 
policies, the City must take additional steps. Some should be undertaken 
as soon as possible and others can be undertaken as information, funding 
and other circumstances warrant. The steps needed to implement the plan 
are listed below by plan element. 


LAND USE-OPEN SPACE ELEMENT 


The zoning, subdivision and grading ordinances need to be reviewed and 
revised to be consistent with the General Plan. Specific changes are noted 
for each land use category along with other programs required to implement 
the land use and open space policies of the plan. 


Residential Areas 


i bes Review development potential of open space and vacant low density 
residential parcels in the San Juan Canyon. 


vas Establish a checklist to aid in review of applications for develop- 
ment of substandard lots and lots without paved access. 


Commercial Areas 


ale Prepare a Central Business District Plan to achieve the objectives 
set forth in Policy 5, pages 2-18 and 2-19. The plan should be 
consistent with and an integral part of the Los Costanos Community 
Development Plan. The initial steps should be a complete inventory 
and analysis of existing land use and occupancy and an evaluation of 
parking needs. 


Pe Form a parking assessment district or other mechanism to provide for 
off-street parking for commuters, residents and patrons of the 
downtown area. 


Industrial Areas 


pI Review the zoning ordinance to be sure that permitted uses in the 
Light and General Manufacturing Districts conform to the plan. 


Public Facilities and Services 


age Add a public facilities (PF) zoning district to the Zoning Ordinance. 
Rezone parcels as needed. 


Dre Prepare a plan, in cooperation with PG&E, Pacific Telephone and the 
cable TV company, for the undergrounding of utility lines recognizing 
the following priorities: 


ale Ralston Avenue 
Ds Alameda de las Pulgas 
(ole El Camino Real 
d. Central Business District 
e. Residential neighborhoods 
Homeview 
Sterling Downs 
Central 
Sunnyslope 
Chula Vista 


Cipriani 


t. The rest of the City. 


Institutions 


ite 


Add an institutions zoning district to the zoning ordinance. Rezone 
parcels as needed. 


Mixed Use Development 


ut 


Establish design standards for mixed use development. 


Parks and Recreation 


bi Acquire through purchase or dedication the 10 acre Carlmont Park. 

Ze Explore sources of funds and budget for the development of Hallmark 
and Carlmont parks. 

Bs Establish criteria, within state law restrictions, for the use of 
park dedication fees. 

4. Review the feasibility, costs and benefits of stocking Waterdog Lake 
to create an opportunity for recreational fishing. 

Open Space 

ae Prepare and adopt a community trails plan. 

ie Inventory significant trees within the City and prepare and adopt an 
ordinance governing tree planting and removal. 

3. Create a new zoning destrict for lands permanently designated as open 


space. Use the existing A zone only for lands in transition such as 
East Belmont. 


Add to the subdivision ordinance provisions to protect solar access 
in new subdivisions. Explore options for enhancing and protecting 
solar access in existing subdivisions. 


Review and revise standards for planting street trees and landscaping 
in commercial, institutional and industrial areas. Review land- 
scaping requirements for off-street parking areas. 


Adopt an ordinance prohibiting use of off-road vehicles in City parks 
and open space areas. 


CIRCULATION ELEMENT 
Designate scenic corridors along Ralston Avenue and Alameda de las 
Pulgas and establish design criteria for development within the 


corridors. 


Review and revise standards for off-street parking considering the 
impact of variances from the existing standards. 


When funds permit, revise and update traffic projections based on the 
land uses established in the General Plan. As needed revise the 
Circulation and Noise elements in light of the projections. 

NOISE ELEMENT 


Prepare and adopt a noise ordinance. 


Establish a program for monitoring noise levels, particularly at 
sites with noise sensitive uses. 


Compile information on methods of noise abatement for use by 
residents and businesses in the City. 


Record noise levels in the Sterling Downs neighborhood to evaluate 
the effectiveness of the noise wall along U.S. 101. 


Following completion of traffic projections, revise projected noise 
contours. If practical, convert the noise level information to the 
CNEL scale. 

SEISMIC SAFETY-SAFETY ELEMENT 


Adopt an ordinance establishing procedures for requiring engineering 
geology and soils investigations and reports for new development. 


Establish and maintain a system for filing geologic and soils reports 
so that the information is easily retrieved. 


Provide for updating of geologic hazard mapping as new information is 
available. 


4. Review disaster response plans and develop program for increasing 
public awareness of response plans and individual actions which can 
assist response and recovery operations. 


aie Adopt an evacuation plan for the dam unindation area of the Crystal 
Springs Dam. Review emergency access and egress from developed parts 
of the City and develop plans to correct deficiencies. 

6. Inventory structures built prior to 1933 and prepare a phased program 
of abating hazards starting with structures essential for emergency 
response. 

We Inspect all structures essential for emergency response and take 


whatever remedial measures are needed to ensure that they remain 
functional in a disaster. 


oS Compile a list of privately-owned heavy equipment potentially avail- 
able for search and rescue and debris removal following a disaster. 


CONSERVATION ELEMENT 
Te Prepare and adopt design criteria for alternative energy systems. 


Ze Explore options and set up procedures for settling disputes between 
residents over blockage of views. 


HOUSING ELEMENT 


The steps needed to carry out the goals and policies of the Housing Element 
are contained in the Action Program adopted as part of the element. 


Appendix B - Initial Study 
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APPENDIX B - INITIAL STUDY 
Environmental Impacts of the Belmont General Plan 


As required by the California Environmental Quality Act, the environmental 
impacts of a General Plan must be evaluated. The evaluation is to include 
a general assessment of the impacts that would be expected with development 
pursuant to the plan. This appendix contains an initial study resulting in 
findings supporting a Negative Declaration. The initial study consists of 
a project description, environmental checklist and comments keyed to the 
environmental checklist for all "yes" and "maybe" responses. 


PROJECT DESCRIPTION 


The project is a completely revised General Plan for the City of Belmont. 
The plan consists of four parts and includes the nine elements required by 
state planning law. Part 1 provides basic descriptive material, back- 
ground concerning the preparation and organization of the plan, and 
general community goals and policies. Part 2, Elements of the Land Use 
Pattern, includes the Land Use-Open Space and Circulation elements. Part 
3, Elements of Community Quality, includes the Noise, Seismic Safety- 
Safety, Conservation and Housing elements. Part 4 is the General Plan 
Diagram which shows the pattern of land uses and circulation arising from 
the goals and policies of the various plan elements. Actions needed to 
implement the plan are listed in Appendix A. 


Belmont is an almost fully developed community and, to a great extent, the 
plan reflects the existing land use and circulation pattern. Residents of 
the City have expressed a strong desire to preserve the existing character 
and environment of the City. The plan also reflects this desire and 
contains far more measures to protect the present quality of the community 
than to bring about change. Environmental protection is at the heart of 
the document and is a major component of all the elements. 


Environmental impacts from development occurring in accord with the plan 
will be minimal and localized. New residential development is planned to 
occur through infilling on vacant subdivided lots. Development is also 
planned on large parcels in the Western Hills and, possibly, in the San 
Juan Canyon area. Such development will occur under a set of policies that 
clearly require siting, design, landscaping and construction to minimize 
impacts on the natural environment, on public safety and on public 
services. The plan calls for compact, environmentally sound development 
with as much land as possible left in permanent open space. No development 
will be approved in these areas without careful evaluation to achieve 
consistency with plan goals and policies. 


New development is also planned in the environmentally sensitive area of 
Belmont east of U.S. 101. The plan calls for development in a mix of uses 
under policies to preserve the sloughs, wildlife habitats and to mitigate 
potential hazards of flooding, earthquake shaking, methane gas leaks and 
difficult foundation conditions. A complete environmental impact report 
will be required prior to approval of development of the area and 
mitigation measures will be required as needed. 


Other possible impacts could stem from new development or redevelopment in 
the Costanos Community Development Area, especially the portion encom- 
passing the Central Business District. Environmental impacts will be 
fully assessed on a project by project basis in line with policies in the 
plan. 


In the areas where development is proposed, the uses are the same as those 
in existing General Plan and the intensity of proposed development is no 
greater than permitted under the existing plan. The overall impact of 
adopting the General Plan as proposed is likely to be beneficial over both 
the short and long term. Where adverse impacts are expected, the plan 
clearly establishes a framework of policies and standards to address and 
mitigate them. 


City of Belmont 


ENVIRONMENTAL CHECKLIST FORM 


(To Be Completed By Lead Agency) 


Background 


I. Name of Propment City of Belmont 
ae oe ee eee ey Be 8 


2. Address and Phone Number of Proponent 
1365 Fifth Avenue, Belmont, CA 94002 


415) 573-2201 


BS: Date of Checklist Submitted April 1982 
4, Agency Requiring Checklist City of Belmont 


5. Name of Proposal, if applicable | General Plan Revision 


Environmental Kraemer 

(Explanations of all "yes" and "maybe" answers are required on attached sheets.) 
| Yes Maybe No 

I. Earth. Will the proposal result in: 


a. Unstable earth conditions or in changes 
in geologic substructures? X 


b. Disruptions, displacements, compaction 
or overcovering of the soil? x 


c. Change in topography or ground surface 
relief features? X 


d. The destruction, covering or modification 
of any unique geologic or physical features? 


e. Any increase in wind or water erosion of 
soils, either on or off the site? x 


f. Changes in deposition or erosion of beach 
sands, or changes in siltation, deposition or 
erosion which may modify the channel of a 
river or stream or the bed of the ocean or 
any bay, inlet or lake? Xx 


g. Exposure of people or property to geolo- 
gic hazards such as earthquakes, landslides, 
mudslides, ground failure, or similar hazards? 


Air. Will the proposal result in: 


a. Substantial air emissions or deterioration 
of ambient air quality? 


b. The creation of objectionable odors? 


c. Alteration of air movement, moisture, or 
temperature, or any change in climate, 
either locally or regionally? 


Water. Will the proposal result in: 


a. Changes in currents, or the course of di- 
rection of water movements, in either 
marine or fresh waters? 


b. Changes in absorption rates, drainage pat- 
terns, or the rate and amount of surface 
runoff? 


c. Alterations to the course or flow of flood 
waters? 


d. Change in the amount of surface water in 
any water body? 


e. Discharge into surface waters, or in any 
alteration of surface water quality, in- 
cluding but not limited to temperature, 
dissolved oxygen or turbidity? 


f. Alteration of the direction or rate of flow 
of ground waters? 


g. Chonge in the quantity of ground waters, 
either through direct additions or with- 
drawals, or through interception of an 
oquifer by cuts or excavations? 


h. Substantial reduction in the amount of 
water otherwise available for public water 
supplies? 


i. Exposure of people or property to water re- 
lated hazards such as flooding or tidal waves? 


Plant Life. Will the proposal result in: 


a. Change in the diversity of species, or 
number of any species of plants (including 
trees, shrubs, grass, crops, and aquatic 
plants)? 


b. Reduction of the numbers of any unique, 
rare or endangered species of plants? 


c. Introduction of new species of Plants into 
an area, or in a barrier to the normal 
replenishment of existing species? 


d. Reduction in acreage of ony ogricultural 
crop? 


Animal Life. Will the proposal result in: 

a. Change in the diversity of species, or 
numbers of any species of animals (birds, 
land animals including reptiles, fish and 


shellfish, benthic organisms or insects)? 


b. Reduction of the numbers of any unique, 
rare or endangered species of animals? 


c. Introduction of new species of mimals into 
an area, or result in a barrier to the 
migration or movement of mimals? 


d. Deterioration to existing fish or wildlife 
habitat? 


Noise. Will the proposal result in: 
a. Increases in existing noise levels? 
b. Exposure of people to severe noise levels? 


Light and Glare. Will the Proposal produce 
new light or glare? 


Land Use. Will the proposal result in a sub- 
stantial alteration of the present or planned 
land use of an area? 


Natural Resources. Will the Proposal result in: 


a. Increase in the rate of use of any natural 
resources? 


Yes 


lf 


a 
1 


b. Svudstantial depletion of any nonrenewable 
natural resource? 


Risk of Upset. Will the proposal involve: 


a. A risk of an explosion or the release 
of hazardous substances (including, but not 
limited to, oil, pesticides, chemicals or 
radiation) in the event of an occident or 
upset conditions? 


b. Possible interference with an emergency 
response plan or an emergency evocuation 
plan? 


Population. Will the proposal alter the location, 
distribution, density, or growth rate of the 
human population of an area? 


Housing. Will the proposal affect existing hous- 
ing, or create a demand for additional housing? 


Transportation/Circulation. Will the Proposal 
result in: 


a. Generation of substantial additional 
vehicular movement? 


b. Effects on existing parking facilities, or 


demand for new parking? 


¢. Substantial impact upon existing transpor- 
tation systems? 


d. Alterations to present patterns of circula- 
tion or movement of people and/or goods? 


e. Alterations to waterborne, rail or air 
traffic? 


f. Increase in traffic hazards to motor 
vehicles, bicyclists or pedestrians? 


Public Services. Will the proposal have an 
effect upon, or result in a need for new or 
altered governmental services in ony of the 
following areas: 

a. Fire protection? 


b. Police protection? 


c. Schools? 


B=6 


20. 


d. Parks or other recreational facilities? 


e. Maintenance of public facilities, including 
roads? 


f. Other governmental services? 


Energy. Will the proposal result in: 


a. Use of substantial amounts of fuel or energy? 


b. Substantial increase in demand Upon exist- 
ing sources of energy, or require the 
development of new sources of energy? 


Utilities. Will the proposal result in a need 
for new systems, or substantia! alterations to 
the following utilities: 

a. Power or natural gas? 

b. Communications systems? 

c. Water? 

d. Sewer or septic tanks? 

e. Storm water drainage? 

f. Solid waste and disposal? 

Human Health. Will the Proposal result in: 


a. Creation of any health hazard or potential 
health hazard (excluding mental health)? 


b. Exposure of people to Potential health 
hazards? \ 


Aesthetics. Will the Proposal result in the 
obstruction of any scenic vista or view open to 
the public, or will the Proposal result in the 
creation of an aesthetically offensive site open 
to public view? 


Recreation. Will the Proposol result in an 
impoct upon the quality or quontity of existing 
recreational opportunities? 


Cultural Resources. 
a. Will the proposal result in the alteration 


of or the destruction of a prehistoric or 
historic archoeological site? 


| 


IF 


IV. 


b. Will the proposal result in adverse physical 
or oesthetic effects to a prehistoric or 
historic building, structure, or object? 


c. Does the proposal have the potential to 
cause a physical change which would affect 
unique ethnic cultural values? 


d. Wil! the proposal restrict existing religious 
or socred uses within the potential impoct 
area? 


21. Mandatory Findings of Significance. 


a. Does the project have the potential to 
degrade the quality of the environment, 
substantially reduce the habitat of a fish 
or wildlife species, cause a fish or wild- 
life population to drop below self sus- 
taining levels, threaten to eliminate a 
Plant or animal community, reduce the 
number or restrict the range of a rare or 
endangered plant or animal or eliminate 
important examples of the major periods 
of California history or prehistory? 


b. Does the project have the potential to 
ochieve short-term, to the disadvantage of 
long-term, environmental goals? (A short- 
term impact on the environment is one 
which occurs in a relatively brief, definitive 
period of time while long-term impocts 
will endure well into the future.) 


c. Does the project have impacts which are 
individually limited, but cumulatively con- 
siderable? (A project may impact on two 
or more separate resources where the impact 
on each resource is relatively small, but 
where the effect of the total of those 
impocts on the environment is significant.) 


d. Does the project have environmental effects 


which will couse substantial odverse effects 
on human beings, either directly or indirectly? 


Discussion of Environmental Evaluation 


Determination 
(To be completed by the Lead Agency) 


lé 


On the basis of this initial evaluation: 


| find that the proposed project COULD NOT have a significant effect 
on the environment, and a NEGATIVE DECLARATION will be prepared. p< 
| find that although the proposed Project could have a significant effect — 
on the environment, there will not be a significant effect in this case | | 
because the mitigation measures described on an attached sheet have 

been added to the project. A NEGATIVE DECLARATION WILL BE PREPARED. 


| find the proposed project MAY have a significant effect on the environ- — 
ment, and on ENVIRONMENTAL IMPACT REPORT is required. =| 


ate Signature %" 


For City of Belmont 


COMMENTS 


(Keyed to Environmental Check List Form) 


1 


Earth 


la. 


1b. 


ikele 


ld. 


le. 


Le: 


lg. 


New development carried out pursuant to the General Plan could 
result in unstable earth conditions or changes in geologic 
substructures; however, the plan recommends engineering geology 
and soils investigations prior to approval of new development. 
The intent of the plan is to avoid such impacts (General 
Community Goals and Policies, Land Use-Open Space Element and 
Seismic Safety - Safety Element). 


New development in accord with the plan would result in 
disruption, displacement, compaction or overcovering of the 
soil, but policies of the plan clearly limit such impacts to the 
minimum possible short of precluding all new development (Gen- 
eral Community Goals and Policies, Land Use-Open Space Element 
and Seismic Safety - Safety Element). 


New development in accord with the plan could result in changes 
in topography or ground surface relief features, but policies 
clearly state the intention to limit such impacts to the minimum 
possible (General Community Goals and Policies, Land Use-Open 
Space Element, Conservation Element). 


Although the impact is possible, the plan is explicit in 
preserving geologic and physical features of the City (General 
Community Goals and Policies, Land Use-Open Space Element, 
Conservation Element). 


Increases in wind or water erosion of soils are possible with any 
new development, but the plan requires actions to minimize such 
impacts (General Community Goals and Policies, Land Use-Open 
Space Element, Conservation Element). 


Additional development could increase siltation, erosion or 
modify the channels of Belmont and East Laurel creeks or Belmont 
and O'Neill sloughs, but the plan has many policies to protect 
these waterways (General Community Goals and Policies, Land Use- 
Open Space Element, Conservation Element). 


Exposure of people to geologic hazards could occur but the plan 
provides the framework to minimize such exposure (Seismic Safety 
- Safety Element). 


Air emissions could be substantially increased as a result of 
traffic generated by mixed use development in East Belmont. 


Possible impacts will be fully evaluated in an Environmental 
Impact Report prepared prior to approval of any project (Land 
Use-Open Space Element). 


2b. Objectionable odors could result from grading operations on the 
old land fill site in East Belmont in conjunction with mixed use 
development of the area. The potential impact will be evaluated 
in an Environmental Impact Report prepared prior to approval of 
any project (Land Use-Open Space Element). 


Water 


3b. Development in accord with the plan could affect absorption 
rates, drainage patterns or surface water runoff. The plan 
establishes policies to minimize such effects (General Community 
Goals and Policies, Land Use-Open Space Element, Conservation 
Element). 


3e. Surface water quality can be adversely affected by development 
activity but this potential impact will be minimized under the 
plan (Conservation Element). 


3i. The plan requires elevation or flood proofing of structures in 
flood hazard areas as defined for the National Flood Insurance 
program and evaluation of proposed projects to ensure avoidance 
of flood hazards (Seismic Safety - Safety Element). 


Plant Life 


4a,b The plan recommends increased use of native and drought- 
resistant plant materials in new landscaping and preservation of 
heritage trees, riparian vegetation and wooded open spaces (Land 
Use-Open Space Element and Conservation Element). 


Animal Life 


5abd No significant impacts on animal life are expected as a result of 
development pursuant to the plan. The plan favors protection 
of fish and wildlife habitats (Land Use-Open Space Element and 
Conservation Element). 


Noise 


6a,b Noise levels and exposure of people to noise could increase as 
the result of increased traffic generated by new development in 
accord with the plan. The plan establishes standards relating 
land uses to the noise environment and provides for evaluation 
of the impact of new development on noise levels, especially in 
residential areas (Noise Element). 


phe 


8. 


o. 


ll. 


12. 


Light and Glare 


New development could increase light and glare. The potential 
impact and determination of measures to mitigate problems would 
be evaluated on a project by project basis. 


Land 


Use 


The plan proposes no major changes in existing planned land 
uses. As set forth in the plan, some intensification of use 
would occur in the Central Business District. New uses are 
likely within the Los Costanos redevelopment area. Development 
in East Belmont will be subject to constraints based on thorough 
evaluation of the site and the environmental impacts of devel- 
opment. New residential development is planned to occur ina 
manner that preserves the natural characteristics of the areas 
and minimizes environmental impacts. Proposed projects within 
the Central Business District or the redevelopment area would be 
reviewed for environmental impacts in line with the land use 
policies of this plan (Land Use-Open Space Element). 


Natural Resources 


9a,b Any increase in population results in an increase in the use of 


natural resources. Belmont's population is expected to increase 
by about 3,500 with full development according to the plan. 
Natural resources within the community are protected by the 
policies of the plan and no significant increase in the rate of 
resource use or depletion of nonrenewable resources is antici- 
pated (Conservation Element). 


Population 


Adoption and implementation of the General Plan will determine 
the location, distribution and density of population in the 
area. The rate of population growth will be determined 
primarily by external economic, demographic and social factors. 
The plan proposes that new housing be built in areas environ- 
mentally suitable for development and that the density of 
development be determined in part by natural characteristics of 
the land, mainly slope and the presence of geologic hazards. The 
long-term effect of adopting and implementing the plan should be 
more environmentally sound accommodation of population growth 
than would occur without the plan (Land Use-Open Space Element). 


Housing 


The plan provides for additional housing in specified areas of 
the community. The demand for housing in the community is also 
expected to increase as a result of the creation of new jobs 
through redevelopment or intensification of use in the City's 
commercial and industrial areas. Development in accord with the 
plan will be located and designed to preserve the natural 


LIE Te 


14. 


environment to the extent possible. Full environmental assess- 
ment of major development projects will be conducted as they are 
proposed and appropriate mitigation measures incorporated into 
project design (Land Use-Open Space Element, Housing Element). 


Transportation/Circulation 


13ab 


13cde 


t3t. 


Development in accord with the General Plan would generate 
additional traffic and create a need for additional parking 
facilities. However, no major changes to the transportation 
system are expected to be needed to accommodate the additional 
traffic. The impacts of new development on traffic and parking 
need will be carefully evaluated prior to approval (Circulation 
Element). 


Only minor, if any, impacts are expected on the existing 
transportation system, patterns of circulation or waterborne, 
rail or air traffic as a result of development in accord with the 
plan. Impacts will be addressed on a project by project basis 
(Circulation Element). 


Possible increases in traffic hazards to motorists, bicyclists 
or pedestrians are addressed by policies concerning design of 
intersections, requirements for sidewalks and paths, creation of 
neighborhood and main bike routes and preparation of a trails 
plan (Land Use-Open Space Element, Circulation Element). 


Public Services 


14ab 


l4ce 


14d. 


14f. 


Some increase in fire or police protection will be required to 
serve development in East Belmont and possible in the San Juan 
area or Western Hills. Needs will be fully evaluated and met as 
development is proposed (Land Use-Open Space Element). 


The major impact of the plan on schools is likely to be a 
continuing decline in enrollment, though possibly at a slower 
rate. Provision is made in the plan for joint use of school 
properties, and possible reuse as a means of reducing the 
impacts (Land Use-Open Space Element). 


The General Plan provides for development of active recreation 
facilities at Hallmark, Carlmont and Marina parks. Although the 
City is not expected to fully meet its standards for park 
acreage, especially for neighborhood parks, the plan proposes 
more efficient use of existing facilities to offset the expected 
deficiency in park acreage (Land Use-Open Space Element). 


Little impact is expected on other government services. Impacts 
that might attend the proposed consolidation of City admini- 
Strative offices or relocation of Belmont School District 
offices will be evaluated when those actions take place, 
probably well into the future (Land Use-Open Space Element). 


15. 


16. 


betes 


19. 


Energy 


15ab Development in accord with the plan is not expected to substan- 


tially increase energy or fuel use. However, the plan provides 
for establishing standards to protect solar access and design 
criteria for installation of alternative energy systems. Energy 
conservation by public and private entities is favored by the 
plan (Conservation Element). 


Utilities 


l6éa-f£ The need for new utility systems will occur with planned 


development in East Belmont and, depending on the location of 
development, in the San Juan area and Western Hills. The needs 
and environmental impacts of meeting the needs will be fully 
evaluated prior to approving development in these areas (Land 
Use-Open Space Element). 


Aesthetics 


Residential development in the hillsides could obstruct views 
from existing residences. The plan calls for consideration of 
impact on views as part of review of projects and the estab- 
lishment of procedures to mediate disputes over views (Land Use- 
Open Space Element, Conservation Element). 


Recreation 


Recreational opportunities are expected to increase with devel- 
opment of Hallmark, Carlmont and Marina parks as proposed in the 
plan. Possible school closures threaten loss of important 
community recreational facilities, but the plan stresses the 
importance of preserving this function of school sites under any 
plans for reuse (Land Use-Open Space Element). 
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